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Appendix 2 - Tree Location Plan 
Plenty Fire Station

Tree location points on this plan are 
based on the survey plan provided 

by the client.
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Rrett Lane & Associates Pty. Ltd. 
Ecological Research & Management

PO Box 337, Camberwell, VIC 3124, Australia 
www.ecologicalresearch.com.au 

P: (03) 9815 2111 - F: (03) 9815 2685

http://www.ecologicalresearch.com.au
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LEGEND

TYPICAL PLANTING DETAILS

NOTH:
Place plants in position according to densities required and 
prepare planting holes, with as minimal soil disturbance as 
possible, to a minimum size of 150mm deep x 200mm in 
diameter Plants shall be thoroughly soaked via immersion in 
water prior to planting, tf the site soil is very dry then planting 
holes are also to be filled with water and allowed to drain 
completely
Place plant in hole so that top cf soil level in pot matches 
surrounding soil level. Back fill with existing site topsoil, 
removing any debris limiting to plant growth. Provide weed 
matting or mulch area as specified taking care to keep mulch 
clear of ptanl stem AB plants are to be thoroughly watered 
after plaiting

TYPICAL TREE PLANTING DETAIL
Scale N T.S.

TYPICAL TUBE PLANTING DETAIL
Scale 1:20

L

Existing Tree to be Retained

I Existing Tree to be Removed

Proposed New Trees 
Refer to Plant Schedule

Proposed New Shrubs 
Refer to Plant Schedule

PLANT SCHEDULE
BOTAMCAL NAME COMMON NAME DflcMEx*

HEIGHT X WIDTH AT
QTYSYM MATURITY SIZE

TREES
Am Acacia melanox yfon Blackwood BN 12-20 x 6-10m 30cm/15mH 4
At Ailocasuanne torulosa Forest Sheoak BN 8-5 x 5-10m 30cnVl.5mH 10
& Eucalyptus rubida Candle Bark Gum BN 10-30 x 10-15m 30cm'1.5mH

TOTAL
2

16
SHRUBS

Bm Brachyscome muttifida Cut-leaf Daisy BN 0.4 x 0.4m 140mm pot

ce Correa glabra Rock Correa BN 1.2 x 1.2m 140mm pot TLD

CgL Correa glabra 'Ivory Lantern'

GROUNXOVmS & GRASSES

Contact Rock Correa BN 0.5 x 0.5m 140mm pot
TOTAL 0

Ca Chrysocephaium apicutatum Common Everlasting BN 0.5 X 0.8m 140mm pot
DO Dienella lorgifolia var. longtfdia Pale Rax L*y BN 0.75 x 0 75m 50mm tube

Brn Enactia nutans ssp nutans Nodding Saltbush BN 0.3 x 1.2m 50mm tube
HFE Hardenbergia vidacea 'Free 'n'Eas/ Free ’n’ Easy Coral Pea BN 0.15-0.3 x 1.5m 50rrm tube TLD
U Lomandra longi folia Spiny-headed Mat-rush BN 1 x 1-1.5m 50mm tube
PI Poa labillarderl Tussock Grass BN 0.8 x 0.8m 50mm tube

Vh Viola hederacea Native Violet BN 0.15 x Spreading 140mm pot
TOTAL 0

’D/E b Deciduous/Evergreen N/Ex = Native/Exotic

Proposed New Ground covers & Grasses 
Refer to Plant Schedule

SPECIFICATION NOTES

Proposed New Lawn Area 
Refer to Specification

Proposed New Organic Mulch Surface 
Refer to Specification

Proposed New Gravel Surface 
Refer to Specification

Proposed New Concrete 
To Later Detail

Proposed New Retaining Wall 
To Architect's Detail

Soil Preparation
Crushed rock, concrete spillage and any other material restrictive to plant growth 
(e.g. large rocks) shafl be removed from the site of any planting beds and 
semi-advanced trees. AH trees to be removed shall be stump ground and all 
rubbistvvegetative spoil is to be removed from site. Existing top soil In planting 
areas is to be preserved so that it does not receive additional compaction from 
site machinery and so that no rubble or building supplies are stored in these 
areas.

No imported top soil is to be used within the root zones of trees to be protected. 
Any preparation of existing soil for planting within these areas is to be done by 
hand only. Holes (e.g. as the result of plant removal) and uneven soil levels may 
be patched using topsoil as specified below.

Any imported topsoil is to be free of weeds, rubble and other materials damaging 
to plant growth and is to be of a medium texture (sandy loam) with a pH of 
6.0-7.0. Top soil is to be laid over a prepared sub-base which has had any 
materials damaging to plant growth (e.g. rubble and large rocks) removed, 
spread to the appropriate depth and cultivated fnt

o the existing site sofl to a minimum depth of 150mm.

Imported top soil is to be tightly and uniformly compacted in 150mm layers to a 
minimum depth of 100mm on lawn areas and 300mm on excavated planting 
beds

Weed Removal
All weeds shall be thoroughly removed. All vegetative material, inducting roots 
and rhizomes of non-woody perennials and woody suck wing weeds, is to be 
removed or appropriately controlled using chemical means, The stumps of 
non-suckering woody perennials are to be stump ground. All vegetative material 
shall be appropriately deposed of off site in a manner which wi# not allow their 
re-establishment elsewhere. Any chemical controls are to be used in 
accordance with manufacturer's instructions and standard occupational health 
and safety procedures

Care must be taken to ensure that all trees to be retained are not damaged 
during weed removal. This also implies that any herbicides used are suitable for 
use around the vegetation to be retained.

Planting
Ranting shall be carried out using accepted horticultural practices wrth afl plants 
conforming to the species, size and quantities Indicated on the Landscape Pten 
and Plant Schedule. Plants shall be thoroughly soaked through immersion in 
water prior to planting and if the planting soil is very dry then the planting hole is 
also to be fitted with water and allowed to drain compietely.

AII plants shall be appropriately hardened off in the nursery, Use plants with the 
following characteristics: Large healthy root systems with no evidence of root curl 
or pot bound restriction or damage, vigorous, well established, free from disease 
and pests and of good form, consistent with toe spedes or variety.

Ranting holes for shrubs and ground covers are to be of minimum size 75mm 
larger than the planting pot in all directions. Semi-advanced tree planting holes 
are to be the same depth as the football and 2-3 times its diameter, with toe lop 
of the rootbai! being at grade. A 75mm high berm is to be constructed at edge of 
root-ball to hold water. All plants are to be thoroughly watered after planting and 
slow release fertiliser added at the quantities specified by the manufacturer

Mulch
Mulch is to be supplied to ail garden beds and Is to be an organic type laid to a 
minimum depth of 75mm, consisting of fine dark coloured chipped or shredded 
pine bark or hardwood with not more than 5% fines content by volume 
(preferably zero fines). The average size of the woodchip must be approximately 
10mm x 20mm x 5mm and toe maximum length is not to exceed 30mm. Mulch 
shall be free of damaging matter such as soil, weeds and sticks and is to be 
stockpiled and thoroughly weathered prior to delivery. Mulch is to be kept back 
100mm from toe stems of all plants to prevent collar rot.

Granitic Gravel Surface
Granitic gravel is to be installed where shown comprising of a 50mm layer of 
gravel (Tuscan Toppings or similar) over a base course of 75mm deep gently 
compacted Fine Crushed Rode Each layer, inducting the subgrade fe to be 
appropriately compacted

Timber Edges
Provide 75 x 25mm treated pine edges to ail borders between gravel mulch 
paths, lawns and garden beds using 75x25x300mm tong treated pine stakes et 
1200mm maximum centres. An additional stake is to be provided at joins in the 
plinth.

Irrigation
An approved drip irrigation system is to be supplied to all garden beds. It is toe 
responsibility of the contractor to ensure that all irrigation meets manufacturers 
specifications. The system is to be connected to mains supply and include a 
rain-shut off device. Afi dripline Is to be buried with approx. 50mm of lopsoil 
cover and shall be anchored at regular intervals to ensure toe tubing cannot be 
dislodged.

Native Lawn
An appropriate native grass seed (eg. Micrvtaena stlpoktes - Weeping Grass or 
similar mix) is to be sown as lawn.

Thoroughly eradicate weeds prior to the installation of lawn seed. This is to be 
done by approved methods such as manual removal, non-residual systemic or 
knock-down herbicides.

Topsoil is to be moistened to its full depth prior to the appfication of seed. Seed 
is to be sowed 10-15 mm bo tow the soil surface. Germination may take from 
10-14 days in spring or summer or considerably longer in cooler conditions. 
Sowing rate: 1 kg/100m1 end spread in e manner that achieves even distribution. 
Lawn is to be irrigated immediately following sowing, either by head or through 
an Irrigation system, and is to continue to bo irrigated unt8 grass is fully 
established.

Any areas of lawn which have failed to germinate (achieve an evenly green 95% 
covering ol a consistent height) are to be re-seeded within one month of original 
sowing date.

Plant Establishment Period
There shall be a 13 weeks Rail Establishment Period following toe approval of 
Practical Completion by the responsible authority. During this period the 
landscape contractor shall make good all defects In his/her scope of works. 
Maintenance and Establishment means the care and maintenance of the 
contract area by accepted horticultural practices, as well as rectifying any defects 
that become apparent in the work under normal use. This shall include, but shall 
not be limited to watering, fertilising, weeding, pruning, pest and disease control, 
cultivation, re-slaking and replacement of any plants that fail with plants of the 
same spedes and size.

TREE PROTECTION NOTES
Tree Protection measures are lo be in accordance with Australian Standard 
AS 4970 -2009 Protection of Trees on Development Sites

1 Ail trees to be retained are to be identified end fenced off prior to 
demolition and construction works commencing, or any heavy 
machinery entering the site. Tree protection fencing te to be 
established to create an exclusion zone around tire tree at the 
distance from tire trunk specified as the Tree Protection Zone (TPZ) 
or as indicated on the Landscape Ran. Once erected, these areas 
are to be maintained as 'no go’ zones to fimit trafficking through the 
TPZs and avoid inadvertent mechanical damage by construction 
vehicles and equipment during construction, Fencing is to remain in 
place until soft landscaping works commence as pert of the final 
stage of site works

2. If access or temporary relocation of protective fencing is required e.g. 
to allow for the demolition of existing structures, ft must be with the 
approval and supervision of a Project Arborist. The appointed Project 
Arborist is to be an appropriately experienced end sktited professions; 
with a minimum qualification of Certificate V (or equivalent) in 
Arboriculture.

3 Tree Protection fencing is to be constructed of temporary security 
fencing (or simitar) securely fixed to block, bases. No holes are to be 
dug for fence construction unless outside the specified TPZ. Fencing 
is to be of a minimum height of 1-Sm and is to be secure, so as to 
deter easy entry. At least one weatherproof sign per side ts to be 
attached to each fenced TPZ anti is to dearly state TREE 
PROTECTION ZONE, ENTRY RESTRICTIONS APPLY, DO NOT 
REMOVE FENCE, CONTACT THE CONTRACTOR IF ENTRY IS 
REQUIRED, NO EXCAVATING OR TRENCHING, NO STORAGE Of 
MATERIALS OR WASTE" and is to have toe Contractor's (or 
appointed site foreman) end Project Arborist's contact delate

4. The ground within all TPZs within the site (both fenced end unfenced) 
and outside of the building footprints is to be maintained with a
50-100mm layer of coarse woodchips. Woodchips are to be well 
composted end are lo be kept e minimum of 300mm back from toe 
tree’s bunk. The soil surface is to be thoroughly wet immediately 
prior to the installation of the mulch layer Unless during water 
restrictions, irrigation la to be provided for each of the trees from 
December to March inclusive. A weed control program Is to be 
Implemented for mulched areas

5. Any root and branch pruning requirements afe to be carried out by the 
appointed Project Arborist and be In accordance with Australian 
Standard AS 4373-2007 Pruning of Amenity Trees. Where a root 
diameter of 20mm or greater is encountered during site works, these 
shall be cleanly pruned by hand, end never torn from the ground by 
machinery.

6. Throughout construction works the Project Arborist Is to undertake 
regular inspections of frees and carry out remedial works as required 
to ensure trees retain good health and where necessary install 
additional trunk, branch or ground protection

7 These general protection requirements apply throughout the
development process:

1 No heavy machinery is to enter the fenced areas of the TPZ without the 
express permission of the Project Arborist (emergency service vehicles 
excluded):
No trenching or removal of soil is to take place. Existing levels must be 
maintained. Garden beds must be constructed using existing site soil; 
No Wi to a depth greater than 100mm is to be Installed 
Any vegetation located within Tree Protection Zones is to be removed 
by hand so that no heavy machinery enters into TPZ;

• No trenched services are to pass through the TPZ- If services are 
required they are to be bored beneath the root zone to a depth 
approved by the Project Arborist, or norvdestructiveiy excavated, such 
as hydro excavation, to retain significant roots in situ;

• No drainage or subsurface Irrigation fines are to be installed;
• No fuel, oil dumps or chemicals shall be allowed In or stored on the 

Tree Protection Zone. The servicing and refuelling of equipment and 
vehicles must be carried out away from the rot* zone;

• No storage of materials, equipment or temporary buildings wifl take 
piece over the root zone;

• No fixtures of any sort shall be attached to the trees tor any reason;
• The Project Arborist Is to be consulted prior to heavy machinery 

accessing any of the fenced TPZ;
• Ail machinery is to be kept clear of the free canopy to prevent impact 

damage.
• If damage of any sort is to occur to any tree on site, toe Projed Arborist 

must be contacted to lake immediate remedial action.
• Any changes to the building/landscaping design which after surface or 

below ground works within the fenced TPZ are to be subject to the 
approval of toe Project Arborist prior to proceeding.
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6. Officers’ reports 

FN.006/19 Development and use of the land as an Emergency Services Facility 
(CFA fire station), demolition of an outbuilding (toilet block) and 
associated vegetation removal at 109-115 Yan Yean Road, Plenty 

Portfolio: Planning 

Distribution: Public 

Manager: Renae Ahern, Manager Planning Services  

Author: Eloise Gabriele, Senior Statutory Planner        

Application summary 

Address of the land 109-115 Yan Yean Road, Plenty 

Site area 40,568.2 square metres 

Proposal Development and use of the land as an Emergency 
Services Facility (CFA fire station), demolition of an 
outbuilding (toilet block) and associated vegetation 
removal 

Application number 159/2018/06P 

Date lodged 9 April 2018 

Applicant CFA Land & Building Services 

Zoning Public Parks and Recreation Zone (in part) 

Neighbourhood Residential Zone (Schedule 1) (in part) 

Road Zone Category 1 (in part) 

Overlay(s) Bushfire Management Overlay 

Design and Development Overlay (Schedule 3) (in part) 

Heritage Overlay (Schedule 248) (in part) 

Heritage Overlay (Schedule 249) (in part) 

Reason for being reported A project that is of Council significance 

Number of objections 19 objections and 1 submission of support 

Key issues  Appropriateness of the use and Net community 

benefit 

 Native Vegetation impacts 

 Landscaping 

 Heritage, Built form and Urban Design 
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 Car Parking, Access and Traffic Impacts 

 Wastewater and stormwater management 

 Bushfire Prone Area 
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Location map 

 
 



Future Nillumbik Committee Agenda 12 March 2019 

6. Officers' reports 

FN.006/19 Development and use of the land as an Emergency Services Facility 
(CFA fire station), demolition of an outbuilding (toilet block) and 
associated vegetation removal at 109-115 Yan Yean Road, Plenty 

84 

Recommendation 

That the Committee (under delegation from Council) issue a Notice of Decision to Grant 
a Permit to the land located at 109-115 Yan Yean Road, Plenty, for the development and 
use of the land as an Emergency Services Facility (CFA fire station), demolition of an 
outbuilding (toilet block) and associated vegetation removal, in accordance with the 
submitted plans and subject to the following conditions: 

1. Before the development and use commences, three copies of 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 this permit. The plans must be generally in accordance with the 
plans received on 9 April 2018 and 5 July 2018 and prepared by Nicholas + 
Alexander Architects but modified to show: 

a) Amend Elevation Plans to delete Zincalume corrugated roof sheeting and 
replace with a muted and non-reflective roof material. 

b) Trees numbered in accordance with the Treelogic Arboriculture Assessment 
and Report. 

c) Tree Management Plan in accordance with Condition 5. 

d) Tree Protection Zone Fencing. 

e) Amend Site Plan to show the siting of the Plenty Church on the subject site. 

f) Deletion of the eastern boundary 1.8 metre high fence, between the rock 
retaining wall and Memorial Drive. 

g) Waste collection and storage areas. 

h) The location of any entry bore pits both within the subject land and on the 
Road Reserves, sited so as to not impact on retained and existing vegetation. 

i) The location of all trenched services within the subject land and on the Road 
Reserves, sited so as to not impact on retained and existing vegetation. 

j) The location of any services (including drainage, water, electricity, gas and 
telephone) within the Tree Protection Zone of trees on the subject land and 
on the Road Reserve to be installed by directional boring with the top of the 
bore to be a minimum depth of 600mm. 

k) The provision of bicycle facilities to accommodate at least 4 bicycle parking 
spaces, in order to satisfy Clause 52.34 (Bicycle Facilities).   

l) An amended Landscape Plan generally in accordance with the plans received 
on 9 April 2018 and prepared by John Patrick Landscape Architects Pty Ltd 
showing: 

i.  The landscape plan amended to ensure that it complies with the CFA 
document Landscaping for Bushfire, Garden Design and Plant selection. 
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ii.  Supplementary landscaping both on the remaining areas of Plenty 
Heritage Park and on the adjacent roadside verges, to provide 
additional screening of the development. 

2. The development and use as shown on the endorsed plans must not be altered 
unless with the prior written consent of the Responsible Authority. 

3. The tree removal as shown on the endorsed plans must not be altered unless with 
the prior written consent of the Responsible Authority. 

4. Unless with the prior written consent of the Responsible Authority, before the 
occupation of the development hereby approved, the landscaping works shown on 
the endorsed plans must be carried out, completed and maintained thereafter to 
the satisfaction of the Responsible Authority. 

5. Before the development commences (including any demolition, excavations, tree 
removal, delivery of building/construction materials and/or temporary buildings), 
three copies of a site and tree specific Tree Management and Tree Protection 
Zone Access Plan must be submitted to and approved by the Responsible 
Authority. When approved, the plans will be endorsed and will then form part of this 
permit. The plan must be generally in accordance with the plans received on 
9 April 2018 and 5 July 2018 and the Treelogic Arboriculture Assessment and 
Report dated 13 June 2018 but modified to show: 

a) Site Plan outlining trees to be removed and trees to be retained. 

b) Trees numbered in accordance with the Treelogic Arboriculture Assessment 
and Report. 

c) Exact location and measurements of the Tree Protection Zone and 
associated tree protection fencing for all trees shown on the plans to be 
retained. 

d) The ground level treatment within the Tree Protection Zone areas. 

e) Location of all proposed trenched and bored services for the site. 

f) The location and depth of excavations within the specified Tree Protection 
Zones. 

g) The procedure that will be adhered to when excavating within the specified 
Tree Protection Zones. 

h) The inspection and maintenance regime that will be complied with to maintain 
the Tree Protection Zones and tree health during the course of construction.  

i) The reporting regime (to Council) that will be implemented during 
construction. 

j) The current contact details for the person responsible for implementing the 
above actions must be included in the Tree Management and Tree Protection 
Zone Access Plan. 
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6. The approved Tree Management and Tree Protection Zone Access Plan must be 
carried out and completed to the satisfaction of the Responsible Authority. 

7. Before the development commences, a Construction Management Plan must be 
submitted to and approved by the Responsible Authority. The management plan 
must show: 

a) Tree protection zones for any tree to be retained on the site, and any tree on 
any adjoining property or road reserve; 

b) Measures to protect vegetation as required by any other condition of this 
permit; 

c) Where any construction wastes, equipment, machinery and/or earth is to be 
stored/stockpiled during construction; 

d) Where access to the site for construction vehicle traffic will occur; 

e) The location of car parking for the tradespersons working on the site; 

f) The location of any temporary buildings or yards; 

g) The location for storage of materials being delivered to the site; 

h) Measures to control stormwater, erosion and sediment, and sediment laden 
water runoff including the design details of structures; 

i) Details of how any hazardous materials are to be managed and removed 
from the site; 

j) Measures to protect Council’s assets (drainage, footpaths, crossovers, 
reserves and roadways); 

k) Construction and delivery times; 

l) Measures to address noise impacts associated with machinery, equipment, 
radios, voice etc; 

m) Dust control and mitigation measures to prevent airborne dust leaving the 
site; 

n) Measures to ensure no dust, dirt, mud or spoil are deposited on any adjoining 
property or road; 

o) Details of how any material or spoil deposited on the roads is to be removed; 

p) The location and details of a sign to be erected at the entrance(s) of the site 
advising contractors that they are entering a ‘sensitive site’ with prescribed 
tree protection zones and fences.  

q) The location of trenching works, boring, and pits associated with the provision 
of services.  

r) Measures designed to ensure the orderly management of the construction 
site, including complaint procedures and contact details in the event of a 
received complaint relating directly to construction works. 
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Development works on the land must be undertaken in accordance with the 
endorsed Construction Management Plan to the satisfaction of the Responsible 
Authority. 

8. Prior to development commencing (including any demolition, excavations, tree 
removal, delivery of building/construction materials and/or temporary buildings), the 
trees marked on the endorsed plans as being retained must have a Tree Protection 
Zone to the satisfaction of the Responsible Authority. The fencing associated with 
this Tree Protection Zone must meet the following requirements: 

a) Extent 

The tree protection fencing is to be provided to the extent of the identified Tree 
Protection Zone. 

If works are shown on any endorsed plan of this permit within the confines of the 
calculated Tree Protection Zone, then the Tree Protection Fencing must be taken 
in to only the minimum amount necessary to allow the works to be completed. 

b) Fencing 

All tree protection fencing required by this permit must be erected in accordance 
with the approved Tree Protection Zone. 

The Tree Protection Fencing must be erected to form a visual and physical barrier 
and must be a minimum height of 1.5 metres and of chain mesh or similar fence 
with 1.8 metre support posts (e.g. treated pine or similar) every 3-4 metres, 
including a top line of high visibility plastic hazard tape erected around the 
perimeter of the fence. 

c) Signage 

Fixed signs are to be provided on all visible sides of the Tree Protection Fencing 
clearly stating “Tree Protection Zone – No Entry”, to the satisfaction of the 
Responsible Authority. 

d) Irrigation 

The area within the Tree Protection Zone and Tree Protection Fencing must be 
irrigated during the summer months with 1 litre of clean water for every 1cm of 
trunk girth measured at the soil/trunk interface on a weekly basis. 

e) Provision of Services 

All services (including water, electricity, gas and telephone) should be installed 
underground, and located outside of any Tree Protection Zone, wherever 
practically possible. If underground services are to be routed within an established 
Tree Protection Zone, they must be installed by directional boring with the top of 
the bore to be a minimum depth of 600mm below the existing grade, to the 
satisfaction of the Responsible Authority. 

Bore pits must be located outside of the Tree Protection Zone or manually 
excavated without damage to roots, to the satisfaction of the Responsible 
Authority. 
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f) Access to Tree Protection Zone 

Should temporary access be necessary within the Tree Protection Zone during the 
period of construction, the Responsible Authority must be informed prior to 
relocating the fence (as it may be necessary to undertake additional root protection 
measures such as bridging over with timber). 

9. Prior to the commencement of the approved works (including any demolition, 
excavations, tree removal, delivery of building/construction materials and/or 
temporary buildings), the erected tree protection fences must be inspected and 
approved by the Responsible Authority. 

Once erected to the required standard, the tree protection fencing shall be 
maintained in good condition and may only be removed upon completion of all 
development works, to the satisfaction of the Responsible Authority. 

10. The following actions must not be undertaken in any tree protection zone as 
identified in this permit, to the satisfaction of the Responsible Authority: 

a) Materials or equipment stored within the zone; 

b) Servicing and refuelling of equipment and vehicles; 

c) Storage of fuel, oil dumps or chemicals; 

d) Attachment of any device to any tree (including temporary service wires, 
nails, screws or any other fixing device); 

e) Open cut trenching or excavation works (whether or not for laying of 
services); 

f) Changes to the soil grade level; 

g) Temporary buildings and works; and 

h) Unauthorised entry by any person, vehicle or machinery. 

11. Before buildings and works (including demolition) start the permit holder must 
advise the Responsible Authority (a minimum of two weeks beforehand) that 
commencement of works is imminent and that the required tree protection fences 
have been erected and that the site is available for inspection by the Responsible 
Authority to verify compliance with condition 8. 

12. Once erected to the required standard, the tree protection fencing shall be 
maintained in good condition and may only be removed upon completion of all 
development works, to the satisfaction of the Responsible Authority. 

13. Native Vegetation Offsets 

Offset Requirement 

To offset the removal of 0.439 hectares of native vegetation the permit holder must 
secure a native vegetation offset, in accordance with the Guidelines for the 
removal, destruction or lopping of native vegetation (DELWP, 2017) as specified 
below: 
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General Offset 

A general offset of 0.175 general habitat units: 

 Located within the Port Phillip & Westernport Catchment Management 
Authority boundary or Shire of Nillumbik municipal district 

 With a minimum strategic biodiversity score of at least 0.488 

Large trees 

 The offset(s) secured must provide protection of at least 1 large tree. 

The offset provided must be to the satisfaction of the Responsible Authority. 

14. Offset evidence and timing 

Before any native vegetation is removed, evidence that the required offset has 
been secured must be provided to the satisfaction of Council. The evidence is one 
or both of the following: 

 An established first party offset site including a security agreement signed by 
both parties, and a management plan detailing the 10 year management 
actions and ongoing management of the site and/or 

 Credit extract(s) allocated to the permit from the Native Vegetation Credit 
Register. 

A copy of the offset evidence will be endorsed by the responsible authority and 
form part of this permit. Within 30 days of endorsement of the offset evidence by 
the responsible authority, a copy of the endorsed offset evidence must be provided 
to the Department of Environment, Land, Water and Planning. 

15. Monitoring and reporting for onsite offset implementation 

In the event that a security agreement is entered into as per Condition 14 (i) the 
applicant must provide the annual offset site report to the Responsible Authority by 
the anniversary date of the execution of the offset security agreement, for a period 
of 10 consecutive years. After the tenth year, the landowner must provide a report 
at the reasonable request of the Responsible Authority. 

16. Before use of the development approved by this permit starts, an Acoustic 
Assessment of the as-constructed development must be submitted to the 
Responsible Authority for approval. The assessment, prepared by a suitably 
qualified and professional acoustic engineer, must review the function and 
operation of the as-constructed development and any operational process or 
procedure manuals. The assessment must confirm that that the development and 
associated processes and procedures provides the necessary acoustic treatments, 
and has operational processes and procedures in place to ensure that: 

a) The noise emissions from the operation of the development do not impact 
adversely on the reasonable amenity of any nearby property. 
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b) The noise emissions from the operation of the development comply with the 
State Environment Protection Policy (Control of Noise from Commerce, 
Industry and Trade) No. N–1 with the exception of any audible intruder, 
emergency or safety alarms as outlined in Part III clause 9; 

c) All noise emanating from any mechanical plant (air conditioners, refrigeration 
plant, etc.) complies with the State Environment Protection Policy (Control of 
Noise from Commerce, Industry and Trade) No. N–1; 

17. Any recommendations or requirements of the Acoustic Assessment must be 
implemented and thereafter maintained in accordance with the approved Acoustic 
Assessment to the satisfaction of the Responsible Authority. 

18. All noise emanating from the development must comply with the State Environment 
Protection Policy N-1 and in the event of the Responsible Authority receiving 
justifiable complaints regarding noise from such sources, the onus will be on the 
owner of the development site to prove compliance with the relevant policy to the 
satisfaction of the Responsible Authority. 

19. No external sound amplification equipment or loudspeakers are to be used on the 
land. 

20. All external plant and equipment must be acoustically treated or placed in sound 
proof housing to reduce noise to a level satisfactory to the Responsible Authority. 

21. The development and use hereby permitted must be managed so that the  amenity 
of the area is not detrimentally affected, through the: 

a) Transport of materials, good or commodities to or from the land; 

b) Appearance of any building, works or materials; 

c) Emissions of noise, artificial light, vibration, smell, fumes, smoke, vapour, 
steam, soot, ash, dust, waste water, waste products, grit or oil; 

d) Presence of vermin. 

22. The amenity of the locality must not be adversely affected by the activity on the 
site, the appearance of any buildings, works or materials, emissions from the 
premises or in any other way, to the satisfaction of the Responsible Authority. 

23. External lighting sources and their intensity, location and containment, for purposes 
of safety and security, must be of a type that will not adversely affect the amenity of 
the neighbouring land or the locality due to unreasonable illuminance, glare or spill, 
to the satisfaction of the Responsible Authority. 

24. All outdoor lighting must be designed, baffled and/or located to ensure that no loss 
of amenity is caused to adjoining and nearby land to the satisfaction of the 
Responsible Authority. 

25. Except with the prior written consent from the Responsible Authority, the Brigade 
meetings and training sessions at the fire station hereby permitted may only 
operate between the following hours: 
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Monday between 7.30pm and 9.30pm 

Sunday between 9am and 11am 

26. Except with the prior written consent from the Responsible Authority, the number of 
persons present on the property at any one time during training sessions and 
Brigade meetings must not exceed 25, to the satisfaction of the Responsible 
Authority. 

27. The nature and colour of building materials employed in the construction of the 
buildings and works hereby permitted shall be harmonious with the environment, to 
the satisfaction of the Responsible Authority. 

28. The materials to be used in the construction of the buildings and works hereby 
permitted shall be of non-reflective type, to the satisfaction of the Responsible 
Authority. 

29. Vehicular access and egress to the site from the roadway must be by way of a 
vehicle crossings, as shown on the submitted plans, constructed to the 
requirements of the Responsible Authority, to suit the proposed driveways and the 
vehicles that will use the crossings. The Responsible Authority must approve the 
location, design and construction of the crossings. Any unused crossing must be 
removed and the disturbed area reinstated to the satisfaction of the Responsible 
Authority.  All vehicle crossing works are to be carried out with Council supervision 
under an Infrastructure Works permit. 

The width of the driveways at the property boundary must match the width of the 
vehicle crossings. 

30. Truck egress, carpark access and the car parking area must be constructed  and 
formed to such levels to ensure they can be utilised at all times and in accordance 
with the endorsed plans. Car parking must be line-marked or provided with some 
other adequate means of showing the car parking spaces. All must be drained and 
constructed in concrete, asphalt or similar surface and maintained to the 
satisfaction of the Responsible Authority. 

31. A linear drainage grate must be provided across the full width of the truck egress at 
the property boundary. Stormwater from the driveway must be collected using 
225mm wide trench-grates across the driveway at the property boundary in 
Memorial Drive Road where it meets road reserve and connected to the internal 
drainage system/on-site detention device. Storm water from the surface of the 
truck egress, carpark access and the car parking area must directed, via an 
underground drain, to an on-site detention device, to the satisfaction of the 
Responsible Authority. 

32. Storm water from the roof of the proposed buildings must be directed to a holding 
tank with a minimum storage capacity of 5000 litres. Water in the holding tank may 
be used for one or more of the following purposes: toilet flushing; property 
irrigation; vehicle washing and any other purpose approved by the Responsible 
Authority. 
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The overflow from the tank must be directed, via an underground drain, to an on-
site detention device. 

33. An on-site storm water detention device must be provided as part of this 
development. The device shall be located and designed by a qualified engineer 
and plans submitted to the Responsible Authority for approval. 

The engineer designing the on-site storm water detention device must obtain TC 
and TSO figures from Council. The permissible site discharge must be restricted to 
a pre development flow rate for a 1 in 5 year average recurrence interval (ARI) 
event and detained for a 1 in 10 year ARI event. 

The overflow from the on-site detention system must be directed to the nominated 
point of storm water discharge. 

Any connection to Council’s drainage infrastructure within road reserves or 
drainage easements must be carried out under Council supervision and an 
Infrastructure Works permit. 

34. The on-site storm water detention device must be constructed, at no cost to 
Council, as per approved plans and Council’s specification. 

Construction of the on-site storm water detention system must be carried out under 
Council supervision and under an Infrastructure Works permit. 

35. The nominated point of stormwater discharge is outside of the development site 
and requires the construction of drainage works outside the boundaries of the site. 
Such drainage works must be designed by a qualified engineer and plans and 
computations submitted to the Responsible Authority (Nillumbik Shire) for approval 
prior to the commencement of the development. Plans must detail underground 
drains, types and sizes of drainage pits, drainage longitudinal sections, pit 
schedule, etc. for approval. The construction plans and computations are to be 
prepared in accordance with Nillumbik Shire Council's "Subdivisional Design and 
Construction Standards" and “Drainage Design Guidelines”. 

36. Stormwater drainage works are to be constructed, at no cost to Council, and must 
be carried out under Council supervision, in accordance with the approved plans 
and Council’s specifications and must be carried out under Council supervision and 
an Infrastructure Works permit. 

37. The drainage system within the subject site must be designed to the requirements 
and satisfaction of the Responsible Authority. 

The development hereby permitted, including new paved areas, must be drained 
so as to prevent the uncontrolled discharge of storm water from the subject site 
across any road or footpath or onto any adjoining land. Storm water must not 
cause any nuisance or loss of amenity in any adjacent or nearby land by reason of 
the discharge of storm water. 

38. No polluted, effluent and/or sediment laden runoff from the development site is to 
be discharged directly or indirectly into Council’s drains, Melbourne Water’s drains 
or watercourses or adjoining private property during construction works. 
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In this regard, sediment fencing and/or pollution/litter traps must be installed on site 
and serviced accordingly, all to the satisfaction of the Responsible Authority. 

39. Prior to the commencement of the development hereby permitted, the owner shall 
enter into and comply with an agreement with Yarra Valley Water for the provision 
of sewerage. 

40. Air-conditioning and other plant and equipment installed on the subject building(s) 
shall be so positioned and baffled so that noise disturbance is minimised, to the 
satisfaction of the Responsible Authority. 

41. Unless with the prior written consent of the Responsible Authority, the commercial 
waste collection must not occur outside the following hours to the satisfaction of 
the Responsible Authority: 

a) For one collection per week, between 6.30am – 8pm Monday to Saturday and 
between 9am – 8pm Sundays and public holidays 

b) For two or more collections per week, between 7am – 8pm Monday to 
Saturday and between 9am – 8pm Sundays and public holidays 

42. Unless with the prior written consent of the Responsible Authority, deliveries to the 
facility hereby approved must not occur outside the following hours: 

a) Between 7am – 10pm Monday to Saturday and between 9am – 10pm 
Sundays and public holidays 

43. The premises must provide and maintain a suitable area for the storage and 
cleaning of rubbish receptacles, as shown on the endorsed plans. The waste 
storage area must be appropriately located and of sufficient size to contain all 
refuse bins used on the premises, to the satisfaction of the Responsible Authority. 

44. Mechanical ventilation systems must be positioned so as not to cause a noise or 
environmental nuisance to adjoining properties, to the satisfaction of the 
Responsible Authority. 

45. This permit will expire if one of the following circumstances applies:  

a) The development is not commenced within 2 years of the date of this permit. 

b) The development is not completed within 4 years of the date of this permit. 

c) The use is not commenced within 2 years of the completion of the 
development. 

The Responsible Authority may extend the periods referred to if a request is made 
in writing before the permit expires, or within 6 months afterwards if the 
development has not commenced, or 12 months after if the development has 
commenced but is not yet completed. 

Council Notes 

During the course of the approved construction work, including tree removal, a 
copy of this permit and the endorsed plan(s) must be kept on-site and made 
available for inspection by Council officers. 
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Failure to undertake the vegetation removal in accordance with this permit will 
result in the issuing of Planning Infringement Notices to the landowner, occupant (if 
this is a different person), and the person or company undertaking the tree removal 
works. The minimum penalty on the Planning Infringement Notice for land owners 
and occupants will be $806 for the land owner and occupant, and $1612 for any 
company which may be undertaking the tree removal works. 

Failure to undertake the requisite tree protection fencing in accordance with the 
conditions of this permit will result in the issuing of Planning Infringement Notices 
to the land owner, occupant (if this is a different person), and the person or 
company undertaking the works on-site. The minimum penalty on the Planning 
Infringement Notice for land owners and occupants will be $806 for the land owner 
and occupant, and $1612 for any company which may be undertaking works on-
site. 

All retaining walls, in excess of one metre high, must be designed by a structural 
engineer. 

 

Attachments 

1. Site and surrounds 

2. Aerial map 

3. Plans 

Subject site and surrounds 

1. The key features of the subject land are as follows: 

 The subject site is located on an allotment particularly described as Lot 1 TP 
248917 PSH Morang CT-5601/127. The allotment is located on a single title 
and is owned by the Nillumbik Shire Council. The subject site has a total area of 
approximately 40,568 square metres. 

 The subject site south of Memorial Drive is known as Plenty War Memorial Park 
and is made up of three parcels of land owned by Nillumbik Shire Council 
(including the subject site). The Plenty War Memorial Park contains major 
recreational facilities including a cricket/football ground, a tennis court complex, 
hockey field, associated pavilions, club rooms, BBQ area and playground. 
Driveway access points entering the grounds and recreational facilities are 
limited to the main entrance near the corner of Memorial Drive and Yan Yean 
Road. An access point located on Butlers Road, approximately 20 metres south 
of the Memorial Drive intersection, provides for vehicles exiting the Plenty War 
Memorial Park.  

 The development area is located in the section of the subject site north of 
Memorial Drive. The development area is located within the Plenty Heritage 
Park which is bound on its southern side by Memorial Drive, on its western side 
by Butlers Road, on its northern side by Howell Road and on its eastern side by 
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Yan Yean Road. The Plenty Heritage Park has a total area of approximately 
7,500 square metres and land slopes in a north to south direction. The Plenty 
Heritage Park contains the Plenty Community Hall and associated car park, the 
Plenty Uniting Church (heritage building relocated in October 2018) and an 
existing Country Fire Authority (CFA) fire station, occupied by the Plenty Fire 
Brigade (the Brigade) to the east.  

 The existing Plenty CFA fire station has its frontage to Yan Yean Road and 
currently has vehicle access directly from Yan Yean Road. The remainder of the 
Plenty Heritage Park to the west features Eucalypts, grassland, concrete 
footpath and public toilet block. Vehicle access into the Plenty Heritage Park 
carpark is from Memorial Drive between the Plenty Community Hall and an 
existing CFA fire station.  

 The proposed development area occupies an area of approximately 2,500 
square metres. Currently, the development area features a modified vegetated 
area including indigenous, native and non-native trees and shrubs and a 
concrete pedestrian footpath providing pedestrian access from the corner of 
Butlers and Howell Road to Memorial Drive. 

 The subject site is not connected to the public reticulated sewer system. A 
private Council sewer pipe meanders in a north-south direction servicing club 
room buildings and amenities located within the Plenty War Memorial Park. The 
private Council sewer pipe extends into the Plenty Heritage Park, servicing the 
toilet block, the Plenty Community Hall and existing CFA fire station building. 
The private Council sewer pipe is an infrastructure asset owned and maintained 
by Nillumbik Shire Council. 

2. The key features of the surrounds are as follows: 

 The major arterial road, Yan Yean Road, is located to the east of the subject 
site and carries a high volume of vehicles between Plenty and Doreen. The Yan 
Yean roadway is currently undergoing construction for duplication and upgrade. 
A new section of Yan Yean Road will intersect with the current entry into 
Memorial Drive (proposed to be known as Old Yan Yean Road). This 
intersection will be signalised and provide vehicle access for vehicles entering 
and exiting Yan Yean Road, proposed Old Yan Yean Road, proposed Old Yan 
Yean service road and Heard Avenue. Memorial Drive west of Yan Yean Road 
has a sealed road pavement approximately 6 metres wide, with open swale 
drains on either side. 

 A regional CFA training ground is located on the adjoining allotment located 
south of the Plenty War Memorial Park. The CFA training ground features a flat 
open area of approximately 10,740 square metres where the Brigade and other 
CFA members undertake rescue and training drills including exercise and 
running programs.  

 The properties north and west of the subject site are used for residential 
purposes and are located within the Neighbourhood Residential Zone 
(Schedule 1). Directly opposite the development area to the west is a single 
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dwelling, setback approximately 28 metres from the Butlers Road frontage and 
located on a 3,000 square metre allotment. The driveway entrance to this site is 
on Butlers Road, approximately 15 metres north of Memorial Drive. 

 Directly opposite the development area to the north are residential lots between 
723 and 6,099 square metres in area. Howell Road has a formal road closure at 
its eastern end and does not intersect with Yan Yean Road. The General Plenty 
Store is located north-east of the development area with its access and frontage 
to Yan Yean Road. The proposed Yan Yean Road upgrade works will result in 
the General Plenty Store having vehicle access from the proposed Old Yan 
Yean service road. These allotments are not connected to reticulated sewer.  

 Butlers Road is a sealed road with open swale drains on either side and 
provides vehicle access to the north, including a subdivided parcel of land into 
12 lots, located in Fineran Court. The lots in Fineran Court are connected to 
reticulated sewer.  

 The properties on the western side of Butlers Road, south of Memorial Drive 
slopes further downhill to the south-west and contains a band of residential lots 
800 square metres to 2,183 square metres in area. These allotments feature 
single detached dwellings and are not connected to reticulated sewer.   

 The land further east of the subject site with a frontage to Yan Yean Road is 
characterised by rural-residential allotments located in the Rural Conservation 
Zone (Schedule 3). 

Details of proposal 

3. Refer to the attached plans. 

4. Key features of the proposal include: 

 The application proposes the use and development of an emergency services 
facility (CFA Fire Station). The proposed fire station is to replace the existing 
station located to the east on the subject site. 

Building 

 The main fire station building is to be located on the western side of the subject 
site and the Plenty Community Hall. The main building will be setback at its 
closest points a distance of approximately 6 metres from Memorial Drive, 
approximately 3.9 metres from Butlers Road and 33 metres from Howell Road. 
The main fire station building, at its closest point, will be setback approximately 
10 metres from the Plenty Community Hall. 

 A 2-bay storage shed will be setback from Howell Road by approximately 26 
metres and 43 metres from Butlers Road. The storage shed will be at its closest 
point, setback 12 metres from the Plenty Community Hall. 

 The station includes a full-drive-through (four bay) motor room, associated 
workshop, multi-purpose/training rooms, administration areas, plant rooms, 
storage and kitchen facilities and turnout rooms for volunteer fire fighters. 
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 A turning area for appliances, vehicles and 2-bay storage shed is situated to the 
rear of the proposed motor room. A metal drying hose tower, 19.5 metres in 
height is to be located to the east of the station, midway between the shed and 
workshop. 

 The single storey building is made up of four sections, is contemporary in 
design and utilises a number of earthy materials and skillion and flat roof forms. 
The building has varying overall finished heights ranging from 2.9 metres to 6.3 
metres. The motor room (adjacent to the southern boundary) has a maximum 
height of 6.3 metres which is the proposed maximum building height  

 The western, northern and eastern boundaries of the site are to be defined by 
1.8 metre high black PVC-coated chain wire mesh fencing. 

 The proposal includes a site cut to approximately 3 metres in height around the 
north and eastern perimeter of the proposed carpark and building area. The site 
cut will be stepped into the site and retained with two gabion retaining walls in 
varying height between 500mm and 2 metres. The edge of the eastern retaining 
wall is 4 metres west from the Plenty Community Hall and the edge of the 
northern most retaining wall is 5 metres from Howell Road. Gabion retaining 
walls are also proposed adjacent to the fire station building entry facing 
Memorial Drive and accessway from Butlers Road into the carpark. 

Access and Parking Arrangements 

 A rear hardstand area is proposed for the servicing of vehicles and equipment, 
and staff training. This area will be able to accommodate car parking for up to 
25 vehicles (including 1 all access car space). 

 One two-way vehicle crossover entrance is proposed to the rear of the site from 
Butlers Road, approximately 40 metres north of the intersection with Memorial 
Drive. This will provide for two-way entry and exit movements by standard 
vehicles (for example, staff, volunteers and visitors) and by fire appliances 
returning to the site. 

 A second vehicle crossover entrance from Memorial Drive approximately 20 
metres east of Butlers Road, will provide one-way exit from the fire 
station/motor room for fire appliances onto Memorial Drive. 

Tree Removal 

 The development requires the removal of 138 trees in the development area. 
This includes five trees to be removed along the Butlers Road road reserve. 

 The tree population comprises a palette of eleven different plant species. The 
vast majority of assessed trees are naturally occurring specimens and are 
indigenous to the area. Of these trees: 

 One has High retention value. 

 11 have ‘Moderate A’ retention value (also considered high retention 
value). 
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 78 have Medium retention value. 

 22 trees have Low retention value. 

 26 trees have a retention value of ‘None’. 

 Aside from seven of the 138 trees, all other trees are naturally occurring 
indigenous specimens and form part of the 0.439 hectares of native vegetation 
loss within the Ecological Vegetation Classification of Grassy Dry Forest (EVC 
22). 

 A landscape plan submitted with the application proposes 16 new trees and an 
extensive amount of shrubs, groundcovers and grasses across the subject 
area. 

Operations 

 The Plenty Fire Brigade (the Brigade) is a solely volunteer-based organisation. 

 The brigade currently has 56 volunteer members (29 operational and 27 non-
operational), the majority of whom are local residents. 

 During emergency call outs (except in major emergencies) there will be an 
average of five members.  

 Monthly brigade meetings are proposed on Monday evenings between 7:30pm 
and 9pm involving on average 20 to 25 members. 

 Weekly training sessions are proposed on alternative Monday evenings 
between 7:30pm and 9:30pm involving on average 15 to 20 members. These 
sessions will involve cleaning and maintenance of vehicles and equipment, 
outdoor and indoor skills training and exercises and housekeeping. 

 Weekly training and equipment maintenance sessions are proposed on Sunday 
mornings between 9am to 11am) involving on average eight members. These 
sessions may also involve cleaning and maintenance of vehicles and 
equipment, outdoor and indoor skills training and exercises and housekeeping.  

 There will be no live-fire or search/rescue drills undertaken onsite. 

Planning history 

5. Planning Permit 578/2006/17P was issued in December 2006 to erect and display a 
business identification sign for the Plenty Community Hall. 

6. Planning Permit 137/2018/10P was issued in July 2018 for the removal of native 
vegetation in association with the relocation of the Plenty Church building. 

7. In December 2017, a pre-application meeting was undertaken between Planning 
Officers, Council’s Infrastructure Engineer and the applicant (the CFA) to discuss the 
development of a new fire station on the Council owned land to the immediate west 
of the Plenty Community Hall. 
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8. At the Ordinary Meeting of Council on 29 May 2018, an Officer’s report, prepared by 
the Assets and Property Department, discussed the CFA and the Plenty Fire 
Brigade’s intention to use and develop Council land for a new and more functional 
fire station. Council resolved to make public the decision to prepare, sign and seal a 
Heads of Agreement which would provide some certainty to the CFA that they can 
build the new fire station and agree to sell the required land, subject to planning 
permit approval. The details of the agreement remain confidential and are not part of 
the planning consideration for the appropriateness of this site. 

Planning controls 

Zoning 

9. The land is contained within three zones under the Nillumbik Planning Scheme: 

 The northern portion of the subject site containing the Plenty Heritage Park, 
Plenty Hall, Church and existing fire station with an area of approximately 7,576 
square metres and the southern portion containing the War Memorial Park and 
associated buildings and open spaces with an area of approximately 30,201 
square metres are within the Public Park and Recreation Zone. Under this zone, 
an emergency services facility is a Section 2 (permit required) land use. A 
planning permit is also required to construct a building and carry out works. 

 The Memorial Drive road and road reserve with an area of approximately 2,298 
square metres are within the Neighbourhood Residential Zone (Schedule 1). 
The proposed development area sits outside the area covered by this zone. A 
non-illuminated sign displaying the CFA logo and location name is proposed 
within this zone, however this type of sign is exempt from requiring a planning 
permit under the Nillumbik Planning Scheme. 

 A triangular section in the north-eastern part of the site with an area of 
approximately 491 square metres, adjacent to the road reserve for Memorial 
Drive and Yan Yean Road is within the Road Zone (Category 1). The proposed 
development area sits outside the area covered by this zone. 

Overlays 

10. The subject site is partly subject to the Heritage Overlay (Schedule 248). The overlay 
covers a quadrangle shaped area of approximately 1,882 square metres in the 
northern section of the site. The purpose of the overlay includes conserving and 
enhancing heritage places of natural or cultural significance and protecting those 
elements which contribute to the significance of the heritage place. 

11. Under Clause 43.01-1, a permit is required to demolish or alter an existing building, 
or to construct a building or carry out new works. No tree controls apply (including 
removing, destroying or lopping a tree) under the schedule to the overlay. The 
proposed development area is located within this overlay. The proposed 
development will involve the demolition of the toilet block, realignment of the bicycle 
path, construction of the eastern portion of the proposed fire station building, hose 
tower and adjacent retaining walls, within the area affected by the Heritage Overlay 
(Schedule 248). 
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12. The subject site is partly subject to the Heritage Overlay (Schedule 249), Plenty War 
Memorial Gates. The proposed development area sits outside the area covered by 
this overlay. 

13. The subject site is partly subject to the Design and Development Overlay (Schedule 
3). The proposed development area sits outside the area covered by this overlay. 

14. The subject site is subject to the Bushfire Management Overlay. Under this overlay, a 
permit is not required for the buildings and works for an emergency services facility. 

Particular provisions 

15. Clause 52.06 (Car Parking) applies to the application. This clause seeks to ensure 
there is the provision of an appropriate number of car parking spaces; that car 
parking does not adversely affect the amenity of the locality; and that the design and 
location of car parking is of a high standard, creates a safe environment for users and 
enables easy and efficient use. As a result, car parking must be provided to the 
satisfaction of the Responsible Authority, sufficient to meet the operational 
requirements of the proposed fire station.  

16. Under the provisions of Clause 52.17 (Native Vegetation), a permit is required to 
remove, destroy or lop native vegetation on land which, together with all contiguous 
land in one ownership has an area greater than 0.4 hectares. The purpose of this 
provision is to ensure permitted clearing of native vegetation results in no net loss in 
the contribution made by native vegetation to Victoria’s biodiversity. This is achieved 
through the following approach: 

 Avoid the removal of native vegetation that makes a significant contribution to 
Victoria’s biodiversity. 

 Minimise impacts on Victoria’s biodiversity from the removal of native 
vegetation. 

 Where native vegetation is permitted to be removed, ensure that an offset is 
provided in a manner that makes a contribution to Victoria’s biodiversity that is 
equivalent to the contribution made by the native vegetation to be removed. 

 To manage native vegetation to minimise land and water degradation. 

 To manage native vegetation near buildings to reduce the threat to life and 
property from bushfire. 

17. Clause 65 (Decision Guidelines) outlines general decision guidelines that must be 
considered when assessing an application. These guidelines include the purpose of 
the zone or other provision, the orderly planning of the area, and the effect on the 
amenity of the area. 
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18. Clause 71.02 (Operation of the Planning Policy Framework) outlines the purpose and 
operation of the planning policy framework. This clause further emphasises the role 
of the planning policy framework in seeking to ensure that the objectives in Victoria 
(as set out in section 4 of the Act) are fostered through appropriate land use and 
development planning policies and practices that integrate relevant environmental, 
social and economic factors in the interests of net community benefit and sustainable 
development. 

19. Clause 71.02-3 (Integrated decision making) requires Responsible Authorities to 
endeavour to integrate the range of policies relevant to the issues to be determined 
and balance conflicting objectives in favour of net community benefit and sustainable 
development for the benefit of present and future generations. 

Relevant planning policies 

20. Planning Policy Framework policies which are relevant to this application include: 

 Clause 12.01-1S - Protection of biodiversity 

 Clause 12.01-2S - Native vegetation management  

 Clause 12.05-2S - Landscapes  

 Clause 13.02-1S - Bushfire Planning 

 Clause 15.01-2S - Building design 

 Clause 15.03-1S - Heritage conservation 

 Clause 18.02-4S - Car parking 

 Clause 19.02-5S -  Emergency Services 

21. The Local Planning Policies which are relevant to this application include: 

 Clause 21.02 -  Municipal Overview & Regional Context 

 Clause 21.03-3 - Environment, Conservation and Landscapes 

Policy context 

22. The key relevant themes of the Planning Policy Framework include: 

 Ensure that development protects and enhances significant landscapes, 
neighbourhood character and a sense of place. 

 Encourage appropriate development that conserves and respects places with 
identified heritage values. 

 To ensure that there is no net loss to biodiversity as a result of the removal, 
destruction or lopping of native vegetation. 

 To ensure suitable locations for police, fire, ambulance and other emergency 
services. 

 To ensure an adequate supply of car parking that is appropriately designed and 
located. 
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 Strengthening the resilience of settlements and communities to bushfire through 
risk-based planning that provides for the protection of human life. 

23. The key relevant themes of the Municipal Strategic Statement and Local Planning 
Policy: 

 Clause 21.02 (Municipal Overview & Regional Context) recognises that much of 
the Shire is rural and is used for a combination of agriculture, rural living and 
conservation purposes. The population, however, is concentrated in the 
residential areas of Diamond Creek, Eltham Greensborough, Hurstbridge, North 
Warrandyte, Plenty, Research and Wattle Glen.  

 Clause 21.03-3 (Environment, Conservation and Landscape) examines non-
indigenous cultural heritage. This clause identifies that many historic farm 
houses, bridges, and other features remain in existence from the Shire’s 
historical association with the discovery of gold and its resultant increase in 
population. This clause also recognises the importance of the Shire’s high 
landscape value and plays a regional role for metropolitan Melbourne as an 
accessible area of natural landscape beauty. However, due to the combination 
of extensive vegetation cover, the orientation of steep sloping land and 
prevailing winds, much of the Shire’s non-urban and urban areas are prone to 
high fire risk. 

Public consultation 

Advertising 

24. The application has been advertised by way of the posting of notices to the owners 
and occupiers of neighbouring properties and the erection of four notices on-site. 

Objections 

25. As a result of advertising, a total of 19 written objections including one petition 
consisting of 103 petitioners have been received. These objections can be 
summarised as follows: 

 Suitability of site for a fire station. 

 Site selection process undertaken by the CFA. 

 Loss of purpose and function of the Plenty Heritage Park as recognised in the 
Nillumbik Plenty Park Master Plan 2004. 

 Loss of conservation value and heritage significance to the Plenty Heritage 
Park. 

 Loss of passive open space for residents and users. 

 Not consistent with current use of land and ongoing use of adjoining land. 

 Tree removal of 138 trees in context of massive tree removal on nearby land for 
the Yan Yean Road upgrade, loss of 70 year old pine plantation and native 
vegetation in the subdivision creating the Fineran Court Estate. 
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 Loss of habitat, flora and fauna. 

 Visual impact (including building, hose tower and fencing). 

 Insufficient on-street and off-street car parking. 

 Compromise the safety of users of the park. 

 Road safety. 

 Traffic congestion. 

 Amenity disturbance (vehicle noise, lighting, noise from training activities, 
alarms and disposal of chemicals and wastes). 

 Lack of stormwater and sewer service infrastructure. 

 Lack of community consultation. 

 Lack of transparency regarding the sale of Council Land and the future of the 
existing CFA Fire Station building to be retained. 

 Reduction in property value. 

 Lack of Aboriginal heritage consideration. 

26. One submission of support has been received. 

Planning application conference and CFA consultation 

27. A planning application conference was not held due to the number of submissions 
received.  

28. The CFA hosted their own consultation in the form of community information drop-in 
sessions on the evenings of 12 September 2018 and 19 September 2018. These 
sessions were to provide an opportunity for interested residents to view the proposed 
development and discuss the proposal with the CFA Officers and planning 
consultant. Planning Officers were in attendance to respond to questions about the 
application and the planning process. 

Referrals 

Internal 

29. The application was referred to various business units or individuals within Council 
for advice on particular matters. The following is a summary of the relevant advice: 

Council Unit Comments 

Council’s Consulting 
Arborist 

All trees have been correctly identified and Tree Protection 
Zones and Structural Root Zones are in accordance with AS 
4970-2009. Agree with retention values assigned to the 
assessed trees. 

Proposed development will involve the removal of a patch of 
Grassy Dry Forest. The vegetation is a modified younger 
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forest, largely devoid of understorey. 

Little scope to reduce impacts on existing vegetation without 
substantially reducing the size or siting of the proposed 
development. 

Locating the facility to the eastern section of the property 
would reduce vegetation impacts; however it is assumed 
that this section of the property is not suitable for the facility 
due to access issues associated with Yan Yean Road. 

Standard Tree Protection Zone provisions and exclusions 
apply for all trees to be retained on site. 

Connected Communities – 
Leisure Services 

The focus of the Plenty Park Masterplan was to ensure a 
coordinated approach to future leisure and recreation 
facilities within the park and to identify growing trends and 
participation which may shape the park. A number of 
actions have been completed since its adoption including 
the installation of a second hockey pitch, pavilion upgrades, 
oval upgrades and recently the widening of Yan Yean Road 
has realigned the border of the park. 

During the masterplan consultation, it was the position of 
the Plenty Hall Committee and Historical Society that a 
heritage precinct be identified and developed near Plenty 
Hall. This was based on investigating the possibility of 
relocating the old Plenty Church building and the Plenty 
Primary School building to the site and creating a heritage 
precinct. This was considered and was cost prohibitive at 
the time. 

At this stage, there are no current plans to further 
investigate this option. 

The proposed relocation of the CFA fire station is not 
anticipated to have any impact on any other park or facility 
improvements or for ongoing operation of existing facilities. 

Environmental Health Team The existing CFA fire station is connected to the private, 
sewerage infrastructure owned by Council, including the 
adjacent Hall and toilet block. 

If the applicant seeks to connect to the private sewerage 
infrastructure, the capacity of the private sewerage 
infrastructure owned by Council must be determined by the 
applicant to ensure it is capable of accommodating the 
wastewater generated by the facilities at the subject site.  

Preliminary service advice sought by the applicant, from 
Yarra Valley Water, dated 3 January 2019 demonstrates 
that a connection to the public, reticulated sewer system is 
possible and not cost prohibitive. 
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Standard conditions recommended relating to sewer 
connection with Yarra Valley Water, waste storage areas 
and collection times, noise and ventilation systems. 

Environmental Planning Site contains native vegetation typical of Grassy Dry Forest. 
Has good canopy cover with a modified understorey as the 
site has been extensively managed for some time. 

Site is greater than 0.4 ha therefore a response to Clause 
52.17 is required. A report has been prepared by Brett Lane 
& Associates Pty Ltd, updated June 2018. 

The Brett Lane & Associates Pty Ltd report has included an 
ecological assessment and considered the likelihood of 
threatened species occurring onsite. The assessment 
identified that while there is a likelihood some species may 
use the site for foraging or occasional roosting, the site is 
not likely to be core habitat for any threatened species. This 
is an acceptable assessment. 

Satisfied that the Native Vegetation Removal (NVR) Report, 
dated 18 June 2018, appropriately considers the vegetation 
and large tree lost in the extent of vegetation impacted and 
in the offsetting calculations. 

The offsetting calculations have been adequately explained 
in the site assessment (dated 14 August 2018) which results 
in the offset requirement also being reduced significantly. 
The habitat hectare assessment has also been received 
and is acceptable. 

Satisfied with the information provided in response to 
Clause 52.17 and provided conditions relating to offsetting. 

Heritage Advisor Although a large development, its separation from the 
significant Plenty Hall, the breaking up of forms and the 
setbacks ensure that it retains a sufficient setting around the 
hall and does not impact on significant views to the Plenty 
Hall.  

No heritage concerns with the proposal.  

Infrastructure  Car Parking provisions in Clause 52.06 do not specify the 
number of car spaces required for an Emergency Services 
facility.  

Where a use is not specified in Table 1 or where a car 
parking requirement is not specified for the use in another 
provision of the planning scheme or in a schedule to the 
Parking Overlay, before a new use commences or car 
parking spaces must be provided to the satisfaction of the 
Responsible Authority. 
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There is ample kerbside parking in Howell Road, Butlers 
Road and Memorial Drive to accommodate any overflow.  

No additional onsite parking is required.  

Recommend the use and development provide some 
bicycle parking (4-6 spaces) to encourage cycling as a 
mode of transport and reduce the reliance on cars and car 
parking.  

Conditions relating to car park construction, drainage and 
stormwater management have been provided. 

Landscape Architect Landscape Plan is satisfactory.  

Land Use Planning Team No strategic concerns with the proposal.  

External 

30. The application was not required to be referred to any statutory referral authority for 
advice. 

Planning assessment 

Introduction 

31. The following have been identified as the key planning issues in relation to the 
assessment of this planning application: 

 Appropriateness of the use and Net community benefit 

 Native Vegetation impacts 

 Landscaping 

 Heritage, Built form and Urban Design 

 Car Parking, Access and Traffic Impacts 

 Wastewater and stormwater management 

 Bushfire Prone Area 

32. Assessment of these issues, together with a response to objections received, will be 
discussed in the remainder of this report. 

Appropriateness of the use and Net community benefit 

33. The existing Plenty fire station is located within the far eastern section of the subject 
site. The existing fire station facility is bound by Yan Yean Road to its east and the 
Plenty Hall and associated car park to its west. The applicant has sought to find a 
new location for a new fire station, in Plenty or its surrounds. The applicant has 
identified that the existing facility lacks the space necessary for fire appliances to be 
able to manoeuvre on-site so as to return to the motor room in a forwards direction, is 
outmoded and no longer meets current operational standards and requirements. 
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34. As a result, in order to provide for the operations and facilities needed, the applicant 
has detailed that a larger fire station is required. The applicant has identified that a 
new fire station would need to house a wide range of specific-purpose appliances 
(large, medium and small sized) with drive through facilities, spaces inside the 
building to enable the efficient safe dispatch of operation-ready appliances, open 
equipment maintenance and training areas and car-parking facilities for use by 
Brigade members. The applicant notes that it is essential that the new fire station has 
a functional, efficient layout which requires a site of sufficient area with integrated 
access to the local and district road network. The applicant considers that the subject 
site and development area fulfils the aforementioned requirements. 

35. The subject site and development area are located within the Public Park and 
Recreation Zone and the planning scheme identifies an emergency services facility 
use as a Section 2 (permit required use) in this zone. As the existing CFA fire station 
is located on the subject site, the use of the land as an emergency services facility is 
already established. The Public Park and Recreation Zone also requires the written 
consent of the public land manager indicating that the public land manager either 
generally or conditionally consents. The application has received written, conditional 
consent by the relevant public land manager, Nillumbik Shire Council, to the 
application for permit being made. 

36. The planning policy framework and local policies seek to provide for equitable local 
recreational facilities, public open space and ensure that suitable locations for police, 
fire and ambulance and other emergency services are provided to meet community 
needs. The planning policy framework also seeks to ensure that police, fire, 
ambulance and other emergency services are provided for in or near activity centres 
and that emergency services are located together in newly developing areas. There 
is strong policy support to provide for public open spaces and retain native vegetation 
in the planning scheme. Equally, there is strong policy support for the establishment 
of modern emergency services facilities to meet community needs. 

37. The application requires an on-balance assessment of planning issues which may 
present conflicting objectives. In balancing the conflicting objectives in order to 
determine what outcome will favour net community benefit and sustainable 
development, the proposal must consider the policies and objectives relevant to the 
interest of achieving net community benefit and sustainable development. The key 
issues include the support for emergency service facilities, such as a fire station, 
public safety, public open space, vegetation removal and the heritage significance of 
the Plenty Hall. In the case of this application, the achievement of these planning 
objectives is mutually exclusive. 

38. The CFA Plenty Fire Brigade require a purpose built building to meet operational 
needs and describe that they have exhausted the operational capacity of the existing 
fire station building. The existing fire station building was constructed in the 1960s 
and is directly adjacent to Yan Yean Road. The existing fire station building is also 
bound by a gravel carpark and Plenty Hall to its west, with the relocated Plenty 
Church building and vegetation to its north. It is not possible to adapt this building to 
its desired needs without significantly impacting on the function and accessibility of 
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the adjacent community buildings, their heritage significance and vegetation. The 
choice that must be made is to either retain the existing fire station building, which 
reduces or loses its capacity to continue to function efficiently to serve its local and 
wider community in emergency situations, or to lose public open space and 
vegetation through the construction of a new fire station. 

39. The Plenty Brigade is a volunteer-based organisation and primary call outs are to 
urban and rural fire/emergency incident scenes within the Brigade’s assignment area. 
Secondary call outs are to incident scenes in the assignment areas both of 
neighbouring Brigades, and also to occasional major bushfire emergencies 
elsewhere in either the region or areas beyond. The applicant has confirmed that 
there has been an ongoing demand for improved service delivery standards, 
including response times to be achieved by all CFA Brigades. This includes achieving 
response times in the assignment area for incident callouts to be maintained within 
predetermined limits (generally 8 minutes for the urban area and 20 minutes for rural 
areas – specifically this is the time taken from when the alarm is activated until the 
first appliance arrives at the scene of the incident).The applicant further described 
that this response time allows for a 4 minute turnout time for Brigade members to 
arrive at the fire station. 

40. There are not many locations that will accomplish these urban and rural response 
times. If the fire station is located too far north or too far south within the Brigade’s 
assignment area, the Brigade’s capacity to achieve the response times will drastically 
reduce. The planning policy framework seeks to ensure that suitable locations for 
police, fire and ambulance and other emergency services are provided to meet 
community needs. The development area, being approximately central within the 
Brigade’s assignment area achieves the required response times and meets the 
planning policy objectives to provide emergency services in appropriate locations to 
meet community needs. 

41. The proposed fire station provides for an essential public service to serve and assist 
the public in emergency and fire situations. Nillumbik Shire Council has a long history 
associated with fires, in particular bushfires, and the Brigade’s assignment area is 
predominately located within a Bushfire Prone Area. The proposed fire station also 
provides for the construction of a larger facility which demonstrates the changing 
nature of the area and growth in population. The larger facility will ensure that the 
Plenty Fire Brigade can accommodate a range of specific-purpose appliances (large, 
medium and small sized) that can be manoeuvred with drive through facilities and 
within its associated car park. In order to achieve the required layout for all 
appliances to manoeuvre within the facility and development area, the proposal 
requires a flat, levelled area, and in this instance the removal of vegetation is 
required. The range of specific-purposes appliances cannot be accommodated in the 
existing CFA fire station, due to constraints, including the existing building’s design, 
size and layout. As a result, the importance of a new, upgraded fire station in this 
location by providing a facility which increases the quality, importance and approach 
to emergency situations that threaten the local and wider communities, provides for a 
net community benefit that outweighs the environmental impact to the subject site. 
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42. The proposed development area takes up a portion of the open space area west of 
the Plenty Heritage Park and requires the removal of vegetation. The planning policy 
framework seeks to ensure that police, fire, ambulance and other emergency 
services are provided for in or near activity centres and that emergency services are 
located together in newly developing areas. When considering the proposal in 
context with the zone and planning policy framework, the proposed facility is suited to 
the connectivity and relationship with other non-residential uses in this location, such 
as the Plenty General Store facing Yan Yean Road, community facilities within the 
Plenty Heritage Park and recreational facilities located within the Plenty War 
Memorial Park. The proposed facility remains close to the nearby CFA training 
ground, which offers an open space area for the Brigade and CFA members to 
undertake training drills and operational specific exercise programs. There are no 
other emergency service facilities located in Plenty. 

43. In considering this locational context, the net community benefit of retaining a fire 
station facility in this central location of Plenty ensures that the emergency services 
facility remains within the Plenty civic precinct and not dispersed across the 
assignment area. The area around the proposed development will still allow for 
sufficient land, facilities and connections to be available throughout the Plenty 
Heritage Park. The availability of this land, the existing fire station building (which is 
intended to be vacated upon completion of the proposed facility) and proposed 
pedestrian connections around the development area will continue to offer public 
recreation, community and open space that should meet the local community needs. 
The pedestrian connections also ensure that the Plenty Heritage Park retains its 
connectivity to the Plenty War Memorial Park and surrounding facilities. Council’s 
Connected Communities Department and Council’s Land Use Team did not identify 
concerns with the proposal. 

44. The proposed development is located directly opposite a number of residential 
properties to the north and west. The use of the land as an emergency services 
facility is already established on the subject site. The operational characteristics of 
the facility are not considered to undermine the amenity of nearby residents by virtue 
of proposed training and operational requirements. Whilst amenities are provided for 
visitors and volunteer fire fighters, the building has not been designed to provide 
overnight type accommodation which would be appropriate for career officer fire 
stations (for example, the Eltham CFA fire station). There will be brigade meetings 
once a month, on a Monday evening between 7:30pm and 9.30pm. On alternative 
Monday evenings, brigade training sessions will occur between 7:30pm and 9.30pm. 
These sessions average an attendance of between 20 to 25 members. The other 
regular attendance will be by a smaller number of members, with an average of eight 
members, on Sunday mornings between 9am and 11am engaged in servicing 
equipment and training sessions. During these sessions, which may be undertaken in 
the service yard area, there will be no live-fire or search/rescue drills. 

45. Concerns were raised by objectors regarding other external noise impacts, such as 
noise from fire appliances and beeper sounds. The motor room located within the fire 
station building features an internal beeper which will be activated when the south 
facing folding doors are opened. The internal beeper is required and activated for 



Future Nillumbik Committee Agenda 12 March 2019 

6. Officers' reports 

FN.006/19 Development and use of the land as an Emergency Services Facility 
(CFA fire station), demolition of an outbuilding (toilet block) and 
associated vegetation removal at 109-115 Yan Yean Road, Plenty 

110 

operational Occupational, Healthy and Safety purposes. The Plenty Brigade’s current 
statistics (from 2010 to present) indicate on average 180 primary and secondary call 
outs per annum. The amenity impact from the internal beeper is considered to be 
minimal to nearby residential properties, this is because the folding doors are south 
facing with a direct interface to the playground and associated facilities within the 
Plenty War Memorial Park. 

46. The objectors raised concerns regarding the disposal of chemicals and wastes as 
part of servicing and cleaning equipment on the premises. The applicant confirmed 
that the disposal of chemicals will not be undertaken on the premises. Wastes will be 
managed via conditions on any permit issued. 

47. In light of the above, a greater community benefit for present and future generations 
will emerge from the establishment of a new, upgraded fire station facility than from 
the retention of the public open space and vegetation. The loss of public open space 
and vegetation will be a loss and will be a negative consequence. However, it will not 
be anywhere near so great a loss as the community would suffer if the new and 
upgraded fire station did not proceed. The loss of public space and vegetation will be 
felt locally. But given the scale of risks posed by emergency situations in populated 
areas, the loss of a new, upgraded emergency services facility which will have the 
capacity to efficiently respond to emergency situations would be a loss for the 
community at a local, wider and regional scale. 

Native vegetation impacts 

48. The site is subject to Clause 52.17 (Native Vegetation) as the lot is greater than 0.4 
hectares and native vegetation is proposed to be removed. The purpose of Clause 
52.17 is to ensure permitted clearing of native vegetation results in no net loss to 
biodiversity as a result of the removal, destruction or lopping of native vegetation. 
The ‘three step’ approach of avoiding the removal of native vegetation, minimising 
the impacts from the removal and providing an offset to compensate for the 
biodiversity impacts are considerations, as outlined on the Guidelines for the 
removal, destruction or lopping of native vegetation (DELWP, 2017). 

49. The application was accompanied by a Flora and Fauna Assessment Report (June 
2018) and Native Vegetation Removal Report (18 June 2018), both prepared by Brett 
Lane and Associates Pty Ltd. The development area was described by both Council’s 
consulting Arborist and in the reports as featuring highly modified vegetation in the 
form of a younger forest lacking understorey cover. The site features predominately 
indigenous and native canopy trees including Eucalyptus Polyanthemos (Red Box), 
Bundy and Red Stringybark. There were some exotic tree species. The remainder of 
the vegetation on the site included some indigenous, native and exotic understorey. 
Notwithstanding, the subject site’s modified state, the site is modelled as being 
covered by the Grassy Dry Forest (Ecological Vegetation Classification 22). 

50. The loss of trees and vegetation on the site was a concern raised by all objectors. 
The proposal will result in the loss of 138 trees, which will impact on the amenity 
value of the wider landscape. The applicant had investigated other areas of the 
subject site for the proposal, including utilising the area currently occupied by the 
existing CFA fire station and the sections of the site to the north. However, these 
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areas would not avoid impacts to vegetation and would still result in extensive 
vegetation removal, a development area with limited landscaping or replanting 
opportunities and not be of a sufficient land size and orientation to achieve the 
operational requirements for the facility. 

51. Whilst the proposed development has little scope to reduce impacts on existing 
vegetation without substantially reducing the size, the proposed development has 
sought to minimise impacts to existing vegetation. This includes retaining trees 
around the periphery of the development, such as tree no.167, a large old tree 
(Yellow Box) with a high retention value located on the corner of Butlers Road and 
Memorial Drive and tree nos. 59 and 204 both Yellow Box trees with ‘Moderate A’ 
(high retention value) located north-east and south-east of the site. Whilst these trees 
are not actually being removed as part of the development, it is noted that these 
trees have been considered lost for the purposes of considering Clause 52.17. Up to 
45 other low to high retention trees, located around the periphery of the development 
are proposed to be retained, these trees have also been considered lost for the 
purposes of Clause 52.17. 

52. The proposed vehicle crossover at Butlers Road will result in the removal of five 
Eucalypt trees (tree nos. 45, 51, 52, 56 and 60) located on the road reserve. These 
trees have been identified as having low retention value. The proposed vehicle 
crossover at Memorial Drive has been designed within a disturbed section of the road 
reserve which will result in minimal impact to native vegetation. 

53. All other retained trees within the subject site, including those located on the 
Memorial Drive, Howell Road and Butlers Road reserves, can be protected 
throughout construction by providing standard tree protection zone requirements as 
conditions. 

54. The following table provides a summary of the offset requirements: 

Offset attributes 

Location Vicinity Offset 
type 

Habitat 
for 
species 

Minimum 
strategic 
biodiversity 
value 
scores 

Extent  Large 
trees 

Offset 
target 
summary 

1 Port Phillip 
and 
Westernport 
Catchment 
Management 
Authority 
(CMA) or 
Nillumbik 
Shire 
Council 

General N/A 0.488 0.439 
hectares 

1 0.175 
general 
habitat units 
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55. Council’s Environmental Planner reviewed the Flora and Fauna Assessment Report 
and the Native Vegetation Removal Report, prepared by Brett Lane and Associates 
Pty Ltd and is satisfied that these reports appropriately considers the loss of 
vegetation in accordance with the native vegetation guidelines at Clause 52.17. 

56. The habitat hectare assessment and offsetting calculations were also reviewed by 
Council’s Environmental Planner who is satisfied that offsets have been adequately 
explained in the site assessment (dated 14 August 2018). Overall, the information 
provided with the application is satisfactory and adequately addresses the 
requirements of Clause 52.17. The Report also confirmed the offset requirement of 
0.175 general habitat units will be purchased through a third party offset via an 
allocated credit register extract from a credit provided. This will be addressed through 
a condition of any permit issued. 

57. The proposal will result in a loss of vegetation on the subject site, however the 
emergency services facility requires specific operational and logistical requirements 
which cannot be easily accommodated and facilitated without presenting other 
environmental impacts within the subject site. The proposal has adequately 
addressed how it has sought to avoid, minimise and offset vegetation losses. The 
proposed vegetation losses are acceptable when considering an on-balance 
assessment of the net community benefit that an improved CFA fire station will 
provide to the local, wider and regional community with an increased capacity for fire 
appliances to safely and efficiently access and manoeuvre within the facility and its 
associated car park areas. 

58. A number of objections identified concern with the proposal impacting on local wildlife 
and habitat. The site is not included within an Environmental Significance Overlay 
and is therefore not recognised by the Nillumbik Planning Scheme as having 
environmental significance. Nevertheless, the Brett Lane & Associates Pty Ltd report 
has included an ecological assessment and considered the likelihood of threatened 
species occurring onsite. The Report identified that while there is a likelihood some 
species may use the site for foraging or occasional roosting, the site is not likely to be 
core habitat for any threatened species. Council’s Environmental Planner considers 
the conclusions provided by the Report as acceptable assessments, as the modified, 
young regrowth vegetation located on the subject site would not offer immediate 
habitat replacement for species such as Swift Parrot and Brush-tailed Phascogales. 

59. Objectors raised concerns that the application requirements should have included an 
Environmental Impact Statement, as was required by the State government for the 
Yan Yean Road Project 1 road construction. This requirement is unnecessary for the 
proposed development and associated works and is inconsistent with the current 
planning scheme requirements. Environmental Impact Statements and 
Environmental Effects Statements are usually requested for large scale projects 
undertaken by the State and Federal governments. 

60. Objectors also raised concerns that the Department of Environment, Land, Water and 
Planning should be involved with this application. The application was initially 
referred to the Department of Environment, Land, Water and Planning in July 2018. 
The Department of Environment, Land, Water and Planning responded in 
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August 2018 and confirmed that the development site is not Crown land and 
therefore a referral response from the Department was not necessary. The 
Department were also unable to establish any other referral triggers that would 
involve a response from the Department. 

Landscaping 

61. Council’s Landscape Architect reviewed the proposal and identified the Landscape 
Plan is satisfactory. The landscaping and native planting between the north, western 
and southern boundaries will assist in softening the built form and hardstand areas. 

62. The setbacks between the property boundaries and buildings allows the development 
to be able to retain vegetation along its boundaries in order for modified views of the 
development from its surrounds. The applicant has offered to carry out 
supplementary landscaping both on the remaining areas of Plenty Heritage Park and 
on the adjacent roadside verges, to provide additional screening of the development. 
This can be requested as a condition on any permit granted and shown on an 
amended Landscape Plan. 

63. It is noted that given bushfire risk, the proposed landscaping includes shrubs that are 
clumped together within proposed and existing tree canopies. The landscape plan 
will need to be amended to ensure that it complies with the CFA document, 
Landscaping for Bushfire, Garden Design and Plant selection. While the application 
is not subject to the Bushfire Management Overlay, it is a reasonable outcome to 
require this landscape outcome, considering Clause 13.02. 

64. A 1.8 metre high fence is proposed around the western, northern and southern 
perimeter of the development area. A fence between the Plenty Community Hall and 
eastern perimeter of the development is proposed that extends past the proposed 
building line to the site’s boundary with Memorial Drive. A condition on any permit 
issued will request the deletion of the section of the eastern boundary fence, between 
the proposed rock retaining wall and Memorial Drive. The deletion of this section of 
the fence will maintain the open character of the development’s frontage to Memorial 
Drive and ensures uninterrupted views of retained trees and proposed plants when 
viewing the development from the south-east. 

Heritage, Built Form and Design 

65. The subject site is affected by the Heritage Overlay (Schedule 248). The significance 
of the heritage place is limited to the quadrangle shaped area directly over the Plenty 
Community Hall, toilet block, western carpark and scattered vegetation located 
adjacent to the Hall building and toilet block. The Plenty Hall is locally significant, 
historically and socially. The heritage citation (Nillumbik – C13 Heritage Stage 2 Final 
Report Revised Citation, Graeme Butler and Assoc., 2001) notes: 

 ‘Plenty Hall is significant: - for its long association with community gatherings, 
celebration and activities in the Plenty farming area, since its construction in the 
1930s, and one of a group of much valued civic structures in the immediate 
area’ 
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 ‘The hall is set beside a large car park, among gums, between the Plenty Park 
Reserve and the Plenty State School: it is at the centre of the Plenty village. It 
was once a prominent focal point for travellers going west along the Yan Yean 
Road, until the construction of the fire brigade building.’ 

66. The decision guidelines of the Heritage Overlay require consideration for the 
significance of the heritage place. The guidelines also require the consideration of 
whether the proposal will adversely affect the natural or cultural significance of the 
place and whether the location, bulk, form or appearance of the proposed building 
will adversely affect the significance and character of the heritage place. 

67. The development achieves setbacks that are generally consistent with the pattern of 
development of the buildings located within the Plenty Heritage Park, opposite the 
development area and nearby residential buildings. The setback of the fire station 
building and storage shed to the Plenty Hall and the boundary setback between the 
fire station building and southern boundary are important. The most substantial 
section of the proposed fire station is setback behind the front of the Plenty Hall. The 
recessed feature ensures that the Plenty Hall remains a feature within this front 
setback and ensures that views around the significant Plenty Hall area are retained. 
The administration wing of the proposed fire station, located closest to Butlers Road, 
is set forward of the Plenty Hall. Council’s Heritage advisor is satisfied that its 
distance from the Plenty Hall building does not impact on significant heritage views 
east or west to the Plenty Hall. 

68. The layout of the building is highly articulated and segmented into four main sections 
being the entrance building, the turnout buildings, motor room and administration 
building. The form of the fire station is broken up with single storey wings either side 
of the double height motor room which is the only section that exceeds 6 metres in 
height. The height and scale of the building ensures that the bulk of the building is of 
a low scale so it does not overwhelm the streetscape. 

69. As previously noted, the applicant had investigated other siting options for the facility 
at the existing CFA station site and also to the north of the subject site. From a 
heritage perspective, the proposed development area is considered to be a more 
acceptable location. The proposed location has less of an impact on the heritage 
value and significance of the Plenty Hall and does not block the view of the hall when 
travelling west down Memorial Drive.  

70. Overall, the Council’s Heritage advisor is satisfied that the proposal is appropriate 
and notes that although the proposed fire station is a large development, a sufficient 
setting has been provided around the Plenty Hall which maintains separation from 
the new development that will not overwhelm the Plenty Hall and its immediate 
setting. Council’s Heritage advisor also notes that the civic precinct has traditionally 
contained a fire station, therefore the construction of a larger fire station, in this area, 
retains the civic precinct and is considered appropriate next to the Plenty Hall. The 
demolition of the toilet block will not affect the heritage significance of the place. 
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71. The building also incorporates flat and skillion roof elements. The skillion roof has 
wide overhangs to emphasise and add articulation. The scale of the building is 
modified by the use of a variety of textures and material including stone, blockwork, 
render, metal and cement sheet cladding and brickwork. These materials provide a 
contemporary look to the building. In order for the building to be more responsive to 
the low scale built form, character and landscape of the area, a condition will be 
placed on any permit issued requiring the submission of amended plans showing the 
proposed zincalume roof to be replaced with a muted and non-reflective material. 

72. The topography of the development area, sloping north to south, requires a stepped 
site cut in order to create a levelled area for the proposed fire station buildings and 
associated car park area. In order to achieve a softer hardscape setting, the gabion 
retaining walls will be placed in a stepped pattern around the perimeter of the fire 
station building and car park area. The retaining walls will achieve a maximum height 
of no more than 2 metres. This topographical consideration has been undertaken so 
that the development does not sit along the highest point of the subject site and 
reduces the perception of visual bulk, particularly from residential properties located 
on Howell Road and Butlers Road. 

73. The applicant has identified operational and functional requirements for a 19.5 metre 
high hose-drying tower. The hose-drying tower will be located in the eastern section 
of the development area, midway between the storage shed and 
administration/workshop wing. The hose-drying tower is setback from the north 
boundary by 40 metres, 45 metres from the western boundary, 30 metres from the 
southern boundary and 63 metres from the eastern boundary of the subject site. The 
proposed hose-drying tower does not achieve a good visual outcome for the site and 
will be seen from the wider surrounds. The visual impact of the hose-drying tower will 
be reduced due to its central location and being semi-transparent given its open-wire 
formation. Nonetheless, the hose tower is an essential part of the operation of the 
use and therefore cannot be conditioned to be made smaller or removed. 

Car Parking, Access and Traffic Impacts  

74. The car parking provisions in Clause 52.06 do not specify the number of car spaces 
required for an emergency services facility. In this instance, car parking spaces must 
be provided to the satisfaction of the Responsible Authority. 

75. This application includes the provision of 25 car spaces (including one all access 
space). Council’s Infrastructure Department reviewed the proposal and noted that 
there is ample kerbside parking in Howell Road, Butlers Road and Memorial Drive to 
accommodate any overflow. Council’s Infrastructure Department did not identify any 
concerns with the proposed number of on-site car spaces.  

76. The application to use of the land as emergency services facility is not a use listed 
specifically in Clause 52.34 to provide a statutory bicycle parking requirement. 
However, Council’s Infrastructure Department recommend that the proposal should 
provide some bicycle car parking (between 4 to 6 spaces) to encourage cycling as a 
mode of transport to the subject site and reduce the reliance on cars and car parking. 
The location of at least 4 bicycle parking spaces will be requested to be shown on 
amended plans. 
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77. Vehicle access to the fire station is proposed via a two-way entry and exit from 
Butlers Road. Fire appliance access will be via entry from Butlers Road and egress 
onto Memorial Drive in a forward direction. Butlers Road is a sealed road, without 
kerb and channel treatment and Memorial Drive is also a sealed road, without kerb 
and channel treatment. The fire appliances will exit and enter Memorial Drive, Old 
Yan Yean Road and Yan Yean Road via a signalised intersection. 

78. Many objectors raised concerns that the proposal would result in heavy vehicles 
using Memorial Drive and Butlers Road, impacting on safety and affecting the surface 
of these roads. Council’s Infrastructure Department have reviewed these concerns 
and noted that based on the information provided by the applicant, it is anticipated 
that there would be an average of six daily trips associated with fire trucks per day. 
This would split evenly between trucks entering and exiting the site. In addition, there 
would be 24 truck movements (i.e. 12 trips to the site and 12 trips from the site) each 
Sunday between 9am to 11am associated with checking of equipment. Butlers Road 
and Memorial Drive are roads that have been constructed to accommodate heavy 
rigid vehicles, such as fire appliances and waste collection trucks. Therefore, it is not 
anticipated that the fire appliances would have any adverse impact on the road 
pavement. Furthermore, the level of traffic generated by the proposal does not 
warrant additional upgrades to Butlers Road. 

79. Many objectors also raised concerns regarding traffic congestion from an increase of 
cars on Memorial Drive, Butlers Road and from the subdivision of Fineran Court. The 
proposal will generate a small number of trips from Brigade members accessing the 
fire station during call outs and the traffic generation from the monthly Brigade 
meetings and weekly training sessions are anticipated to generate close to 50 trips, 
noting that the meetings and training sessions would occur outside of typical on-road 
peak periods. Overall, the level of traffic associated with the proposal would have 
little effect on the road network, noting that other than an emergency call out during 
peak hours, traffic associated with the proposed development would occur outside of 
typical on-road peak periods. 

80. Objectors raised concerns regarding vehicle and fire appliance movement along 
Memorial Drive and Butlers Road during sporting and recreational activities. Council’s 
Infrastructure Department did not identify that the proposal would exacerbate these 
concerns. The sightlines are satisfactory for fire appliances to enter and exit the 
subject site. In terms of vehicle movement along the roads, as with many roads with 
parked cars restricting the road to one effective lane, one vehicle would be required 
to yield to the other vehicle by pulling over to the side. The general driving public are 
also required to follow the relevant road rules when yielding to an emergency vehicle. 
Swept path diagrams provided with the application indicate widened crossovers to 
allow trucks to enter Butlers Road and exit Memorial Drive. In the event that vehicles 
are parked on sporting days and these are restricting access to the facilities, Council 
will review the road network to determine whether additional traffic measures are 
warranted. It is also noted that cars are not permitted to be parked on the traffic lanes 
on Memorial Drive, due to the solid white line. 
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81. An objector raised a number of road safety measures and recommendations Council 
should undertake along Butlers Road and Memorial Drive in order to reduce the risk 
to local road users and Brigade members as a result of the proposal. These road 
safety measures and recommendations are not within the scope of consideration for 
the planning application and generally not specifically related to the proposed 
development. 

82. Many objectors raised concerns that the application did not submit appropriate car 
park and traffic survey data and that the more detailed and thorough traffic count had 
been undertaken by the Major Roads Project Authority for the Yan Yean Road 
upgrade project. Council’s Infrastructure Department reviewed the traffic impact 
assessment report prepared by TTM Consulting (Vic) Pty Ltd and acknowledge that 
the traffic volumes in the Report appear to be slightly lower than Council’s data for 
Memorial Drive. However, the level of additional traffic associated with the proposal 
would still have little effect on the overall road network, noting that it would typically 
occur outside of peak on-road periods. 

Wastewater and stormwater management 

83. The site has limited access to reticulated sewer and a limited network of underground 
stormwater infrastructure. Objectors raised concerns in relation to how the proposed 
fire station will be serviced and how its stormwater will be managed. This was of 
particular concern to objectors and residents located north of the subject site and on 
Howell Road who are currently not connected to reticulated sewer and raised 
drainage concerns. 

84. The proposed fire station will be provided with an appropriate sewerage service. The 
applicant provided Preliminary Service Advice prepared by Yarra Valley Water, dated 
3 January 2019 with further written advice from the CFA, received on 
4 February 2019, that confirms that an in-principle agreement has been reached 
between the applicant (the CFA) and Yarra Valley Water. This service involves a 
pumped system from the subject site with a connection to the existing public, 
reticulated sewer connection located north-east of the subject site, at the intersection 
of Fineran Court and Howell Road. The works are to be undertaken at the CFA’s 
expense, and once commissioned, are to be handed over to Yarra Valley Water for 
ongoing maintenance. 

85. The alignment for the internal rising main has been determined so as to avoid the 
need for additional vegetation removal, which has not otherwise been considered by 
the proposed development. 

86. Council’s Infrastructure Department have reviewed the proposal and are satisfied that 
the proposal will not contribute towards unreasonable stormwater runoff subject to 
appropriate management via the installation of an on-site detention system and 
associated stormwater drainage infrastructure. The conditions require stormwater 
from the roof of the proposed buildings to be directed to a holding tank and 
stormwater from the driveway and car park area to be collected across the driveway 
at the property boundary in Memorial Drive and connected to the internal drainage 
system/on-site detention device. The scale of the proposed development and works 
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do not require the upgrading of nearby existing drainage infrastructure in order to 
prevent the further impact to current drainage issues to private properties. 

Bushfire Prone Area 

87. The proposal must 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 and ensure new development can 
implement bushfire protection measures without unacceptable biodiversity impacts. 

88. The subject site is located within a Bushfire Prone Area designated in accordance 
with regulations made under the Building Act 1993. Clause 13.02-1S requires 
consideration for bushfire risk to be considered for the use and development for an 
emergency services facility. 

89. The site is located with convenient access to a major road and within modified 
parkland and surrounds. The retained vegetation and proposed landscaping 
treatment will continue to be regularly maintained given the usage of the facilities that 
are occupied on the subject site. The applicant has also identified that the proposed 
development will have to comply with the relevant standards for construction of 
buildings in bushfire prone areas and architectural treatments are to be incorporated 
into the design of the building to ensure that it is constructed to achieve a bushfire 
attack level of BAL 12.5. 

Response to objections received 

90. The written objections have raised a number of concerns with respect to the 
proposed development. Issues regarding land use, built form, heritage, tree impact, 
environmental impacts, car parking, traffic and access have been discussed in earlier 
sections of this assessment. A response to those issues not previously discussed 
and addressed is included below. 

Site selection process undertaken by the CFA 

91. Objectors raised concerns regarding the applicant’s (the CFA) site selection process 
and criteria undertaken in order for the CFA to identify, consider and explain the 
reasons for choosing the subject site. Similarly, concerns were raised regarding the 
site selection and procurement considerations document and material provided by 
the applicant which did not identify, consider or explain the reasons for the dismissal 
of individual sites. The CFA Site Selection background information remains beyond 
the consideration of this planning application against the Nillumbik Planning Scheme.  

Lack of transparency regarding the sale of Council Land and the future of the existing 
CFA fire station building which is intended to be retained 

92. The objectors raised concerns regarding the process of relinquishing and sale of 
Council land and the future purpose of the existing CFA fire station building. These 
considerations will occur as a separate process outside of this planning application. 
This approach ensures that Nillumbik Shire Council separates the consideration of 
the planning application from any potential land acquisition process due to pecuniary 
interest reasons. 
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Loss of purpose and function of the Plenty Heritage Park as recognised in the 
Nillumbik Plenty Park Master Plan 2004 

93. Concerns were raised by objectors that the proposal directly contradicts with the 
vision of the Plenty Heritage Park within the Plenty War Memorial Park Master Plan, 
February 2006 and Master Plan for Plenty Park, June 2004 and is not consistent with 
the current use of the land.  

94. The application was referred to Council’s Connected Services Department who noted 
that all Council master plans are developed and based on the information, trends and 
data available at the time. However, master plans are not set in stone and priorities 
may change over time.  This means that master plans should be reviewed on a 
regular basis in order to consider and assess whether the vision, function and 
development remain relevant to the needs and priorities of the whole community. 
Council’s Connected Services Department have not indicated a timeframe for the 
review of Plenty Park Masterplan 2006. 

95. It is also acknowledged that the Plenty Park Master Plan, February 2006 and its 
consultation and Master Plan for Plenty Park, June 2004 are not incorporated or 
reference documents in the Nillumbik Planning Scheme. Therefore, there is little 
planning policy guidance provided by these documents as to how existing, and future 
land use and development should be considered for the subject site. 

Loss of passive open space 

96. Concerns were raised by objectors that justification for the issuing of a planning 
permit 183/2013/14P which approved a subdivision in Fineran Court, considered that 
a recreation area was not required in its subdivision layout, as there was suitable 
open space located at the nearby Plenty Heritage Park.  As part of the Planning 
Officer’s consideration of the planning permit 183/2013/14P a 5 per cent contribution 
for public open space was requested as a condition on its planning permit in 
accordance with Schedule 2 of the Development Plan Overlay.  

Lack of Aboriginal Heritage consideration 

97. The site is not located within an area of AAV Cultural Significance (Aboriginal 
Heritage Regulations 2007 (Vic). Whilst two sites of aboriginal heritage artefacts have 
been found in two sites nearby, approximately 150 metres east of the subject area, 
the proposed development does not require the preparation of a Cultural Heritage 
Management Plan. 

Loss of Property Value 

98. It is a long held principle that that a loss of property value is not a valid planning 
consideration. 

Conclusion 

99. The application seeks to develop and use the land as an emergency services facility 
(CFA fire station), demolition of an outbuilding (toilet block) with associated 
vegetation removal. The application was advertised and 19 written objections were 
received and 1 submission of support. 
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100. The proposed development will result in the loss of recreational open space and 
vegetation. The development is also partly located in an area of heritage significance. 
The planning policy and objectives must be considered on-balance in order to 
consider whether the proposal favours net community benefit and sustainable 
development for the benefit of present and future generations. 

101. The proposed development is well located in achieving operational requirements and 
has been responsive to the site specific constraints. The layout, siting and design of 
the proposed facility has been informed by the land’s sloping profile, its interfaces 
with heritage significance buildings and residential allotments. The proposal aims to 
retain connectivity throughout the public open space and community facilities located 
on the subject site. The proposal has also sought to reduce impacts by retaining 
vegetation along the periphery of the development, including high retention value 
trees and seeks to appropriately offset vegetation losses. On balance, the proposal is 
an acceptable response in favour of net community benefit. 

102. In light of the above planning assessment, the proposal satisfies the planning policy 
framework and local planning policies, it is recommended that the application be 
supported. 




