
 

 

 

Land affected by the application Application reference 

2 Graeme Avenue MONTMORENCY P726/2024 
 

Applicant  Responsible Authority 

JDZ Building Design Pty Ltd Banyule City Council 
 

Application is for a permit to 

Use and develop the land for a warehouse including building and works in the dripline of a tree requiring, 

permission for removal under the Vegetation Protection overlay affecting the land, construction of a building over 

8m in height, and a reduction of 3 parking spaces.  

Planning Scheme Clause Matter for which a permit is required 

Clause 34.02-1 To use the land for a “warehouse” which is within 30 metres of land in a 

residential zone.  

Clause 34.02-4 To construct a building or to construct or carry out works.   

Clause 43.02-2 Buildings and Works Under the Dripline of Protected Vegetation 

Construct a building over 8 metres in height. 

Clause 52.06-3 To reduce the number of car parking spaces required under Clause 52.06-5. 

10 spaces are required and 7 spaces are proposed resulting in a reduction of 

3 parking spaces. 

 

 

 

 

 

 

To discuss this application, call our Planning Department on 9490 4222 

The Responsible Authority will not decide on the application before:   17 December 2024 

Submissions lodged after this date will only be considered if received by Council before a decision is made. 



Planning permit application

Submitted on 6 August 2024, 10:58AM

Receipt number PLAN1981

Related form version 20

Do you consent to making your personal details available on
your application through our website?

Yes - I give consent

Privacy

The Planning and Environment Act 1987 (Act) requires a range of information to be made available in accordance with the ‘public availability
requirements’ outlined in Section 197(a-h) of the Act.
By using this form, we are collecting your personal information to enable your application to be lodged and assessed as per the planning
process and the Planning and Environment Act 1987. If you do not provide your name, address and contact details, your application cannot
be assessed. The handling of your personal information will be conducted in accordance with our Privacy Policy and requirements of the Act.
A copy of your application and relevant information must be made available for any person to inspect at our offices, and/or on our website in
accordance with Section 51 of the Act. A copy of the application may be provided to other parties for the purpose of consideration as part of
the planning process.
Your application, including your name and address, is a public record and will be made available consistent with the inspection requirements
outlined in Section 197(a-h) of the Act.

Personal details available on your application

Personal details including names, addresses, phone numbers and emails.

Call our Privacy Officer on 9490 4222 or email enquiries@banyule.vic.gov.au if you need access to your personal information or need to
amend it.

Have you had a formal meeting with one of our planning
officers about this application?

No

Background

Unit number

Street number 2

Street name Graeme

Street type Avenue

Property address
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Suburb Montmorency

What is the identifier of the land on title? Lot number

Lot number 37

LP, TP or PS number 022140

Land description

Upload title documentation 00736533190132024072524330001.pdf
00736533190012024072500340001.pdf

Does the proposal breach, in any way, a restriction or
encumbrance on the title?

No

Title information

You can buy a current copy of title from LANDATA.

If your land is affected by a Section 173 agreement, call us ono 03 9490 4222 for guidance on how to proceed with your application.

This application is seeking a permit: to use the land for a specific purpose (class 1)

to develop the land for other development including commercial and
industrial (class various)

Application type

For what use, development or other matter is the permit
required?

use and development of the subject site for industry (manufacture and
assembly of furniture and fittings for domestic and commercial
use) with ancillary warehouse and office uses.

Upload plans and documentation Cover Letter_2 Graeme Ave, Montmorency.pdf
240406 Town Planning Rev A.pdf
GTP Planning Report_2 Graeme Ave, Montmorency.pdf

Proposal

Cost of proposed works 1030000

Cost of proposal

Estimate the cost of the project. You may be required to verify this estimate and the difference may influence the application fee payable.
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Difference in cost: $1030000.00

Fee unit value 16.33

Subtotal for change of use $1453.40

Subtotal for a dwelling and assoc. buildings and works $0.00

Subtotal for other developments $3764.10

Subtotal for SubDiv Class 17 $0.00

Subtotal for SubDiv Class 18 $0.00

Subtotal for SubDiv Class 19 $0.00

Subtotal for SubDiv Class 20 $0.00

Subtotal for SubDiv Class 21 $0.00

Subtotal for types of permits not in regs $0.00

Combined fee test subdivision 1

Combined fee test overall 1

Application fee $4490.80

Fees

Multiple fee classes apply to this application. The primary fee is applied in full. In addition, only 50% of all other applicable fees apply. The
total is referred to as the Application fee.

Existing conditions of the land Vacant

Existing conditions

Name JDZ Building Design Pty Ltd

Email address charlotte@glossopco.com.au

Applicant details
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Phone number 0410083733

Postal address PO Box 831, South Melbourne VIC 3205

Is the contact the same as the applicant? No

Contact full name Charlotte Glossop

Contact organisation Glossop Town Planning Pty Ltd

Contact email address charlotte@glossopco.com.au

Contact phone number 0410083733

Contact postal address PO Box 831, South Melbourne VIC 3205

Contact person

Is the owner the same as the applicant? No

Is the owner a registered organisation? Yes

Owner organisation 2 Graeme Av Pty Ltd

Owner details

I understand and accept: information provided in this form, including plans and personal
information will be publicly available, including online, as part of the
planning process in accordance with the Planning and Environment Act
1987

copies may be made for interested parties as part of the planning
process in accordance with the Planning and Environment Act 1987

I declare that: all information provided in this application is true and correct

the owner has been notified of this application.

Declaration

Confirm who will pay the $4490.80 application fee? Client

Total amount due

Payment

Provide the contact details of your client to process the payment for this application.
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Client full name Damien Long

Client email address damien.long@billingslong.com.au

Client phone number 0419 033 884
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Development Planning CD16784 Section 50 or Section 57A Application Form (amendment to current 
planning application) 

Last updated: 
04/07/2017 

Page 1 of 3 

Office Use Only 

Application No.: Date Lodged:  /  / 

Application for

an Amendment to a current 
Planning Application  
(Section 50 or 57A Application) 

Use this form if you have an existing application with Council that you would like to change before Council makes its 
decision.   This form can be used before or after an application has been notified, but not after Council has made a 
determination in respect of the application.   

If you already have a permit, you cannot use this form.  Instead, you will need the Application to Amend a Planning Permit 
form. 

An application to amend a current application must include: 

 This application form completed and signed;

 Three copies of the amended plans; and

 The relevant application fee, if a fee is applicable.  You can find the relevant fee under Planning Fees on
Council’s website.

Please note if the application has already been notified, depending on the extent of the changes proposed, Council may 
require re-notification of the amended proposal before the application will be determined. 

The Land 

Please provide the 
street address of the 
land.   

The Current Planning Permit Application 

Provide full details of the 
application being amended: 

What is the reference 
number of the Planning 
Permit Application that 
is being amended? 

What had you originally 
applied for? 

Planning Permit Application No.: 

What was the original proposal: 

Planning Enquiries 
Phone: (03) 9490 4222 
Web: www.banyule.vic.gov.au 

Street No.: Street Name:

Suburb/Locality: Postcode: 

2 Graeme Avenue

Montmorency

P726/2024

Development and use of the land for Industry (manufacture and assembly of furniture fittings

with ancilliary warehouse and office. 

https://www.banyule.vic.gov.au/files/assets/public/files-forms-and-attachments/3-services/31-planning/32-forms/section-72-amendment-application-form.pdf
https://www.banyule.vic.gov.au/Services/Planning/Fees


Development Planning CD16784 Section 50 or Section 57A Application Form (amendment to current 
planning application) 

Last updated: 
04/07/2017 

Page 2 of 3 

The Amendment Proposal 

This application is being 
lodged (tick one): 

 Prior to notification commencing

(Section 50 of the Planning and Environment Act 1987)

 After notification has commenced

(Section 57A of the Planning and Environment Act 1987)

What changes are you 
seeking to make to the 
current application? 

Detail any changes sought 
to the plans or any other 
documents previously 
submitted with the Planning 
Permit Application. 

Attach a supplementary 
page if more space is 
required. 

Eg. 
1. Removal of 1 dwelling

from the multi dwelling
development proposal
(was previously 6
dwellings, now
proposing 5).

2. The provision of new
acoustic fencing and
trellis to the west,
south and east
boundaries.

Why is the amendment 
to the current application 
required? 

State the reasons for the 
change. 

Attach a supplementary 
page if more space is 
required. 

Contact details 

Contact 

The person or organisation 
you want Council to 
correspond with regarding 
the amendment to the 
current application. 

Name: 

Organisation (if applicable): 

Postal Address: 

Postcode: 

Contact phone: 

Mobile phone: 

Email: 

Fax: 

Indicate preferred 
contact method by 
numbering in order 
of preference 

x

See cover letter. 

 Charlotte Glossop

Glossop Town Planning Pty Ltd

PO Box 831, South Melbourne VIC 3205

0410083733

charlotte@glossopco.com.au

Use and development the land with a warehouse and ancillary office 

and a reduction in car parking.



Development Planning CD16784 Section 50 or Section 57A Application Form (amendment to current 
planning application) 

Last updated: 
04/07/2017 

Page 3 of 3 

Applicant details 

Applicant 

The person or organisation 
who is seeking the 
Planning Permit. 

Owners Consent 

Has the owner of the 
land consented to the 
proposed changes? 

Declaration 

Remember it is against 
the law to provide false 
or misleading 
information, which could 
result in a heavy fine 
and cancellation of the 
permit. 

Lodgement 

 
 
 
 

Same as contact.  If not, complete the details below. 

Name: 

Organisation (if applicable): 

Postal Address: 

Postcode: 

 Yes No 

I declare all the information in this application is true and correct; and the owner (if not myself) has 
been notified of the amendment application. 

Name:  

Signature Date 1D D / M M / Y Y Y Y 

Banyule City Council 

Banyule Planning are now online - Any information now needs to be lodged through the 
website. 

Lodge the completed and signed form and all documents online through the e-planning portal 
at: 

https://www.banyule.vic.gov.au/Services/Planning/e-Planning/Submit-your-further-information 

For help or more information, please contact us: 

Email:   enquiries@banyule.vic.gov.au 

Telephone:  (03) 9457 9808 

Fax:   (03) 9499 9475 

TTY:   (03) 9432 7211 

DX:   DX 97904 IVANHOE 

JDZ Building Design Pty Ltd

x

Charlotte Glossop
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VOLUME 10867 FOLIO 683                            Security no :  124116900182N
                                                  Produced 25/07/2024 10:33 AM

LAND DESCRIPTION

Lot 37 on Plan of Subdivision 022140.
PARENT TITLE Volume 07738 Folio 133
Created by instrument AD482070N 04/03/2005

REGISTERED PROPRIETOR

Estate Fee Simple
Sole Proprietor
    2 GRAEME AV PTY LTD of 23 SIMMS ROAD GREENSBOROUGH VIC 3088
    AX989333G 13/05/2024

ENCUMBRANCES, CAVEATS AND NOTICES

MORTGAGE  AX989334E 13/05/2024
    WESTPAC BANKING CORPORATION

    Any encumbrances created by Section 98 Transfer of Land Act 1958 or Section
    24 Subdivision Act 1988 and any other encumbrances shown or entered on the
    plan or imaged folio set out under DIAGRAM LOCATION below.

DIAGRAM LOCATION

SEE LP022140 FOR FURTHER DETAILS AND BOUNDARIES

ACTIVITY IN THE LAST 125 DAYS

NUMBER                                        STATUS          DATE
AX978041H (E)       CONV PCT & NOM ECT TO LC  Completed       08/05/2024
AX989333G (E)       TRANSFER                  Registered      13/05/2024
AX989334E (E)       MORTGAGE                  Registered      13/05/2024

------------------------END OF REGISTER SEARCH STATEMENT------------------------

Additional information: (not part of the Register Search Statement)

Street Address: 2 GRAEME AVENUE MONTMORENCY VIC 3094

ADMINISTRATIVE NOTICES

NIL

eCT Control    16320Q WESTPAC BANKING CORPORATION
Effective from 13/05/2024

DOCUMENT END

Copyright State of Victoria. No part of this publication may be reproduced except as permitted by the Copyright Act 1968 (Cth), to comply with a statutory requirement or pursuant to a written agreement. The information is only
valid at the time and in the form obtained from the LANDATA REGD TM System. None of the State of Victoria, its agents or contractors, accepts responsibility for any subsequent publication or reproduction of the information.

The Victorian Government acknowledges the Traditional Owners of Victoria and pays respects to their ongoing connection to their Country, History and Culture. The Victorian Government extends this respect to their Elders,
past, present and emerging.

REGISTER SEARCH STATEMENT (Title Search) Transfer of 
Land Act 1958

Page 1 of 1

Title 10867/683 Page 1 of 1



Imaged Document Cover Sheet

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

Document Type

Document Identification

Number of Pages

(excluding this cover sheet)

Document Assembled

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

The document is invalid if this cover sheet is removed or altered.
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12 November 2024 
 
 
Jacob McCarthy 
Development Planner 
Banyule City Council 
 
Online Lodgement 
  
Dear Mr McCarthy, 

Re: Planning Permit No. P726/2024 
Address: 2 Graeme Avenue, Montmorency 

Glossop Town Planning continues to act on behalf of JDZ Building Design Pty Ltd, the 
permit applicant in relation to this matter.  

Reference is made to Council’s letter dated 15 August 2024 requesting further information 
under Section 54 of the Planning and Environment Act 1987 and providing preliminary 
comments. 

We also seek to amend the application pursuant to Section 50 of the Planning and 
Environment Act 1987 to use and development the land with a warehouse and ancillary 
office and a reduction in car parking. All accompanying application materials have been 
revised accordingly including the Town Planning Report. A Section 50 Amendment 
Application form has also been provided with this response.  

As a consequence of this change, Council has agreed that the further information 
requested by the EPA is no longer required.  

If Council determines that a Car Parking Demand Assessment is required, we kindly 
request that the application proceed to advertising whilst the assessment is prepared.  

In response to Council’s letter, please find enclosed the following:  

 Amended plans prepared by JDZ Building Design, dated 10 October 2024;  

 Arborist Report prepared by GH Trees, dated 9 September 2024; 

 Amended Town Planning Report prepared by Glossop Town Planning, dated November 
2024;  

 Sustainable Design Assessment prepared by Frater Consultants and dated 11 
November 2024;  

 Waste Management Plan prepared by Frater Consultants and dated 2 October 2024; 
and 

 Section 50 Amendment Form.  

In addition, a response to Council’s further information request is provided below: 
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Further information 

 Item 1: We note that the proposed use does not include complex high-risk industrial or 
waste activities and therefore a Development License, Operating Licence, Permit or 
Registration is not required from the Environment Protection Authority. We also confirm 
that notification under the Occupational Health and Safety Regulations 2017 or a 
license under the Dangerous Goods Act 1995 is not required nor is the fire protection 
quantity under the Dangerous Goods Storage and Handling) Regulations 2012 
exceeded.  

 Item 2: An Arboricultural Impact Assessment has been prepared for the street tree and 
submitted with this response. It confirms that the proposed development will not 
adversely impact the street tree.  

 Item 3: A Waste Management Plan has been prepared and submitted with this 
response.  

 Item 4: A Sustainable Design Assessment has been prepared and submitted with this 
response.  

 Item 5: The ESD initiatives from the Sustainable Design Assessment have been 
included on the plans.  

 Item 6: A Roof/WSUD plan has been provided at TP04.  

 Item 7: The plans have been updated to show: 

 The location of the rainwater storage tank on TP01 

 The location of services, mailboxes and metres on TP01. 

 The indicative location of external air conditioner units and hot water systems 
with screening on TP04.  

 We kindly request that Council include a condition on permit requiring the 
driveway gradient to be shown on the plans.  

 The location of canopies of mature trees to be retained on TP01.  

 A notation has been included on the plans confirming the encroachment of 9% 
into the TPZ of the street tree as identified in the Arborist Report.  

 A roof plan has been provided at TP04.  

 Item 8: The elevations have been modified to show: 

 Colours and materials of external surfaces.  

 Proposed fencing details.  
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 Proposed boundary fencing details.  

 Details of services and metres.  

 Item 9: Concept planting has been included on the ground floor plan at TP01. A 
condition on any permit issued can require provision of a landscape plan.  

 Item 10: A materials and finishes schedule has been provided at TP05. 

Preliminary Comments 

Detailed Design 

Front fence details have been included on the amended plans showing a 1.5 metre high 
black aluminium picket style front fence with mailbox.  

Landscaping 

Conceptual planting is provided on TP01. A condition on permit can require a landscape 
plan.  

Impact on trees 

An Aboricultural Report has been prepared and submitted with this response. It confirms 
that the proposed development will not adversely affect the street tree.  

ESD/WSUD  

A Sustainable Design Assessment has been prepared and submitted with this response. 
The SDA measures have been included on the plans and a WSUD plan has been provided 
at TP04.  

Car Parking  

The amendment to the use has altered the car parking requirements for the proposal. 9 
car parking spaces are required, and seven car parking spaces are required. A reduction 
in two car parking spaces is now required. The application has been amended to reflect 
this requirement and the town planning report has been revised.  

Waste Collection  

A Waste Management Plan has been prepared and submitted with this response.  

Conclusion 

We trust that this response satisfies Council’s request for further information and that this 
application can now proceed to public notification. If this is not the case, we respectfully 
request an extension to the lapse date.  

If you have any queries, please do not hesitate to contact our office on 9329 2288. 
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Charlotte Glossop 
Associate  
Glossop Town Planning 
Cc. Permit Applicant 
Encl. as stated. 



 

Glossop Town Planning | PO Box 831, South Melbourne VIC 3205 | (03) 9329 2288 | glossopco.com.au   
 

 

 

Planning Report 

2 Graeme Avenue, Montmorency 

Use and development of the land for 
warehouse and ancillary office use and a 
reduction in car parking. 
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This report is copyright of Glossop Town Planning Pty Ltd ABN 35 001 878 744. The intellectual property contained in this document 
remains the property of Glossop Town Planning or is used with permission of the owner. No intellectual property transfers. This report has 
been prepared on behalf of and for the exclusive use of the Glossop Town Planning’s client. It is subject to and issued in connection with 
the provisions of the agreement between Glossop Town Planning and its client. The report relies on information provided by the client and 
searches of registers. While Glossop Town Planning only uses reliable sources, we give no warranty – express or implied - as to accuracy, 
completeness. In no event will Glossop Town Planning, its directors, principals or employees be liable to the recipient, the client or any 
third party for any decision made or action taken in reliance on this report (or any information in or referred to by it) or for any 
consequential loss, special or similar damages, even if advised of the possibility of such damages. 

 

Glossop Qual ity System 
 
Author ChG Checked By EL 

 
Date Issue November 2024 Revision Number 1 

 



 

 
 
Glossop Town Planning | PO Box 831, South Melbourne VIC 3205 | (03) 9329 2288 | glossopco.com.au  p. 1 
 

1. Introduction 

This planning report has been prepared at the request of the permit applicant, JDZ Building Design 
Pty Ltd, to support the proposed use and development at 2 Graeme Avenue, Montmorency (‘the 
subject site’). 

In brief, this proposal involves the use and development of the subject site for warehouse with ancillary 
office and a reduction in car parking of two spaces.  The site is located within 30m of land in a 
residential zone.  

 

Extract of front elevation from TP03 (source: Development Plans) 

A loading and unloading bay is located within the building and car parking and bicycle parking is 
provided within the front setback.   

An area of 4sqm is set aside for business identification signage on the proposed building façade (no 
permit required).  

Please refer to section 3 of this report for more detail on the proposed use and development.  

1.1. Plans and Supporting Documentation  

This report should be read in conjunction with the following: 

 Development Plans prepared by JDZ Building Design Pty Ltd, dated 10 October 2024. 

 Arborist Report prepared by GH Trees, dated 9 September 2024; 

 Sustainable Design Assessment prepared by Frater Consultants and dated 11 November 
2024; and 

 Waste Management Plan prepared by Frater Consultants and dated 2 October 2024. 
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1.2. The Banyule Planning Scheme (‘the Scheme’)  

The subject site is zoned: 

 Commercial 2 Zone (‘C2Z’) 

 
C2Z overview of the subject site (source: Planning Property Reports) 

The subject site is also within a: 

 Design and Development Overlay – Schedule 8 (‘DDO8’ – Plenty River East Neighbourhood 
Character) 

 
DDO8 overview of the subject site (source: Planning Property Reports) 
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 Vegetation Protection Overlay – Schedule 1 (‘VPO1’ – Plenty River East Area) 

 
VPO1 overview of the subject site (source: Planning Property Reports) 

 Development Contribution Overlay – Schedule 1 (‘DCPO1’) 

 
DCPO1 overview of the subject site (source: Planning Property Reports) 

The subject site is not within a Designated Bushfire Prone Area or an Area of Aboriginal Cultural 
Heritage Sensitivity.  

The subject site is within the Principal Public Transport Network (‘PPTN’).  
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1.3. Planning Permit Regulations 

A planning permit is required pursuant to: 

 Clause 34.02-1 (C2Z) to use the land as ‘warehouse’ which is within 30 metres of land in a 
residential zone; and  

 Clause 34.02-4 (C2Z) to construct a building or construct or carry out works. 

 Clause 43.02-2 (DDO8) to construct a building or construct or carry out works with a height 
of more than 8 metres above natural ground level. 

1.3.1 Application Requirements 

Pursuant to Clause 34.02-5 (Commercial 2 Zone), the following information is required: 

 The purpose of the use and the types of activities which will be carried out.  

Please refer to section 3 of this report.  

 The likely effects, if any, on adjoining land, including noise levels, traffic, the hours of delivery 
and despatch of goods or materials, hours of operation and light spill, solar access and 
glare. 

Please refer to section 4.2 of this report.  

 For an industry or warehouse: 

o The type and quantity of goods to be stored, processed or produced. 

o Whether a Development Licence, Operating Licence, Permit or Registration is 
required from the Environment Protection Authority;. 

o Whether a notification under the Occupational Health and Safety Regulations 2017 is 
required, a licence under the Dangerous Goods Act 1995 is required, or a fire 
protection quantity under the Dangerous Goods (Storage and Handling) Regulations 
2012 is exceeded. 

o The likely effects on adjoining land, including air-borne emissions and emissions to 
land and water. 

Please refer to Section 3 and 4.2 of this report.  

 Plans drawn to scale and dimensioned. 

Please refer to the Development Plans prepared by JDZ Building Design. 

 Elevation drawings to scale showing the colour and materials of all buildings and works.  

Please refer to the Development Plans prepared by JDZ Building Design. 
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1.3.2 Decision Making Framework  

Clause 71.02-3 (Integrated decision making) states:  

The Planning Policy Framework operates together with the remainder of the scheme 
to deliver integrated decision making. Planning and responsible authorities should 
endeavour to integrate the range of planning 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. However, 
in bushfire and affected areas, planning and responsible authorities must prioritise the 
protection of human life over all other policy considerations.  

When considering the decision guidelines associated with the relevant planning permit 
requirements, the key planning considerations are: 

 Does the Municipal Planning Strategy and the Planning Policy Framework support the 
proposed development? 

 Is the proposal acceptable given the zoning of the land? 

 Does the proposal adequately respond to the DDO8? 

 Does the proposal satisfactorily address other relevant matters for consideration? 
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2. The Site and Surrounds 

2.1.  The Subject Site 

The subject site is located at 2 Graeme Avenue, Montmorency. The Certificate of Title for the land 
describes it as Lot 37 PS022140.  

The Certificate of Title indicates that the land is not burdened by any restrictive instruments. 

A 1.83 metre wide drainage and sewerage easement runs along the rear (western) boundary, the 
beneficiary of this easement is the City of Banyule.  

The subject site is rectangular in shape with an area of approximately 948 square metres with a 
frontage to Graeme Avenue (east) of approximately18.3 metres.  

The subject site is sloping and incorporates a fall of approximately 3.34 metres from northeast to 
southwest.  

 
Cadastral overview (source: LASSI) 

The subject site currently comprises a temporary building. It is otherwise vacant and contains no 
vegetation.  Vehicle access to the subject site is provided by a crossover to Graeme Avenue. A large 
street tree is located adjacent to the subject site on Graeme Avenue.  

 
View of subject site from Graeme Avenue, Montmorency (source: Google Street View, dated July 2023) 
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Aerial overview of subject site (source: Nearmap, dated 15 May 2024) 

 

View of subject site looking towards 4 Graeme Avenue, Montmorency 

 

Subject Site 
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2.2. Surrounding Area 

The subject site is located at the south-eastern edge of an existing light industrial/commercial area 
featuring warehouse style buildings comprising recreational uses, retail premises, mechanics, industry 
and self-storage among other things.   

The subject site is nearby a residential area to the south and east which comprises single and double 
storey dwellings and some multi-dwelling developments. The subject site has the following abuttals:  

30 Sherbourne Road abuts the subject site to the north. It contains a single storey brick building which 
is used for a restricted retail premises (fishing equipment sales). Vehicle access is via Graeme Ave 
with an unsurfaced car parking area located at the rear of the building.  

28 Sherbourne Road abuts the subject site to the north. It contains a single storey building used for 
motor repairs. A number of structures are built adjacent to the common boundary with the subject 
site setback approximately 2.2 metres from the boundary.  

26 Sherbourne Road abuts the subject site to the north. It contains a double storey rendered building 
used as a restricted retail premises selling automotive parts and accessories. A single storey building 
is built adjacent to the common boundary with the subject site, setback 1.8 metres from the boundary.   

24 Sherbourne Road adjoins the subject site to the west. It comprises a self-storage facility consisting 
of three commercial buildings. The easternmost building is built to the length of the common boundary 
with the subject site.  

 
View of 26 (Right), 28 (Middle) and 30 (Left) Sherbourne Road (source: Google Street View, dated October 2022) 
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View of 24 Sherbourne Road (source: Google Street View, dated October 2022) 

 
View of 24 Sherbourne Road (source: Google Street View, dated October 2022) 

4 Graeme Avenue adjoins the subject site to the south. It contains a warehouse building used for 
industry (manufacture and assembly of furniture and fittings for domestic and commercial use) with 
ancillary warehouse and office uses. Car parking is provided in the front setback, accessed via 
Graeme Avenue.  

1 Graeme Avenue is located on the eastern side of Graeme Avenue, opposite the subject site. It 
contains three double storey dwellings with tiled pitched roofs. Vehicle access to these properties is 
via two single crossovers to Graeme Avenue. This site features a vegetated front yard. A small street 
tree is located in front of the site.  
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View of 4 Graeme Avenue, Montmorency  

 



 

 
 
Glossop Town Planning | PO Box 831, South Melbourne VIC 3205 | (03) 9329 2288 | glossopco.com.au  p. 11 
 

 
View of 1 Graeme Avenue, Montmorency  
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3. The Proposal  

The use of the land 

It is proposed to use the land for warehouse with ancillary office use. 

Clause 74 of the Banyule Planning Scheme defines warehouse as:  

Land used to store or display goods. It may include the storage and distribution of 
goods for wholesale and the storage and distribution of goods for online retail. It does 
not include premises allowing in-person retail or display of goods for retail, or allowing 
persons to collect goods that have been purchased online. 

Deliveries 

There are approximately 3 deliveries a day of vehicles of varying sizes. These include trucks (8m 
long) and vans. There are approximately 5-8 truck deliveries a week, in addition waste is collected 
from a skip bin twice a week. 

A loading and unloading area is located inside the main building.  

Hours of operation 

It is proposed that the warehouse and office operate between 6.30am to 5.00pm on weekdays and 
8am-1:00pm on Saturdays.  

Staff 

At maximum 6 employees are present on the site at one time. 

Development 

It is proposed to construct a warehouse building with a mezzanine level. The building is setback 13 
metres from the street in line with the existing building at 4 Graeme Avenue and has a maximum 
height of 10.8 metres.  

The building comprises a reception/entry area at ground floor level as well as a kitchenette, 
bathroom facilities, a loading bay and a waste storage area.  

A mezzanine level accommodates an ancillary office area as well as space for storage.   

Car parking is located within the front setback and provision is made for 7 car parking spaces 
including an accessible space.  The proposal relies upon the site’s existing crossover to Graeme 
Avenue. Bicycle parking facilities are also provided within the front setback.  

Landscaping is provided adjacent to Graeme Avenue including two canopy trees and understorey 
planting.  



 

 
 
Glossop Town Planning | PO Box 831, South Melbourne VIC 3205 | (03) 9329 2288 | glossopco.com.au  p. 13 
 

Signage 

An area of 4sqm is set aside for business identification signage on the front façade of the building. 
Pursuant to Clause 34.02-8, the C2Z is in Category 1 – Commercial Areas – Minimum limitation of 
Clause 52.05.  

Pursuant to Clause 52.05-11, a permit is not required for business identification signage with a total 
display area of less than 8sqm.  
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4. Planning Assessment  

4.1. Does the Municipal Planning Strategy and the Planning 
Policy Framework support the proposed development? 

The subject site is located within an established commercial precinct where warehouse and 
manufacturing uses are both present and encouraged. It is noted that there is minimal local policy 
guidance for industrial development in the municipality nor is there any specific policy guidance for 
this particular commercial precinct.   

Clause 02.03-6 ‘Economic Development’ identifies Council’s strategic directions for industrial 
development are to: 

 Support a diversity of industrial use and development that maximises employment 
opportunities.  

 Restrict industry from detrimentally affecting the amenity and environment of the 
municipality, particularly the environs of the Plenty River and Darebin Creek. 

Council’s Strategic Framework Plan at Clause 02.04 locates the subject site in an area of 
environmental or landscape significance.  

 
Strategic Framework Plan 

Clause 02.03-2 ‘Environmental and Landscape Values’ include the following relevant strategic 
directions for these areas: 

 Minimise the impacts from development, traffic and pollution that threaten Banyule’s unique 
environmental assets. 

Subject 
site 
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 Retain and plant Significant Trees, Substantial Trees and other vegetation to protect and 
enhance Banyule’s landscape character, habitat links and biodiversity, contribute to water-
sensitive design, and to manage the urban heat island effect. 

Clause 02.03-4 ‘Built Environment and Heritage’ seeks to encourage development that delivers 
more environmentally sustainable design and construction.  

Clause 15.01-2L-02 ‘Environmetal Sustainable Development’ is relevant to this application. For the 
development of a non-residential building between 100-1000 square metres of gross floor area, a 
Sustainable Design Assessment is required. One has been prepared and submitted with this 
application.  

The following state policies are relevant to this application: 

 Clause 12.05-1S ‘Environmentally sensitive areas’ seeks to protect and conserve 
environmentally sensitive areas.  

 Clause 12.05-2S ‘Landscapes’ seeks to protect and enhance significant landscapes and 
open spaces that contribute to character, identity and sustainable environments.  

 Clause 13.05-1S ‘Noise Management’ seeks to assist the management of noise effects on 
sensitive land uses.  

 Clause 13.07-1S ‘Land Use Compatibility’ seeks to protect community amenity, human 
health and safety while facilitating appropriate commercial, industrial, infrastructure or other 
uses with potential adverse off-site impacts.  

 Clause 17.02-1S ‘Business’ seeks to encourage development that meets the community’s 
needs for retail, entertainment, office and other commercial services.  

 Clause 17.03-2S ‘Sustainable Industries’ seeks to encourage activities with minimal 
threshold requirements to locate towards the perimeter of the industrial area and to minimise 
inter-industry conflict and encourage like industries to locate within the same area. 

The proposal is acceptable for the following reasons: 

 The proposed use is consistent with the purpose of the Commercial 2 Zone. This is 
discussed in more detail in the following section of this report.  

 Clause 74.01 of the Banyule Planning Scheme specifically identifies that the application of 
the Commercial 2 Zone to ‘land….at the eastern end of Sherbourne Road…(is) to allow for 
appropriate industrial, restricted retail and other commercial uses’1.  

 The proposed development does not result in the removal of any significant vegetation. A 
landscape concept has been included on the development plans which makes provision for 
the planting of two canopy trees and understorey planting within the front setback which 
contributes positively to the landscape character of the area.  

 
1 Schedule to Clause 74.01 Application of Zones, Overlays and Provisions of the Banyule Planning Scheme.  
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 The existing street tree is retained and will not be affected by the proposed development. 
Please refer to the arborist report for more information.  

 The proposed use will not have detrimental amenity impacts on nearby residential land. This 
is discussed in more detail in the following section of this report.  

 The proposed use is comparable with surrounding uses in the commercial precinct.  

 A Sustainable Design Assessment has been prepared and submitted with this application.  

4.2. Is the proposal acceptable given the zoning of the land? 

It is proposed to use the land for warehouse. The specific details of the use are outlined at section 3 
of this report.  

The subject site is located within the Commercial 2 Zone (C2Z). The purpose of the C2Z includes: 
to encourage commercial areas for offices, appropriate manufacturing and industries, bulky goods 
retailing, other retail uses, and associated business and commercial services.  

The use of land for warehouse is a Section 1 – permit not required use where the land is not within 
30 metres of land which is in a residential zone (among other things). As the subject site is within 30 
metres of residentially zoned land, a permit is required to use the land for warehouse.  

Pursuant to Clause 34.02-2, a use must not detrimentally affect the amenity of the neighbourhood 
including through the:  

 Transport of materials, goods or commodities to or from the land. 

 Appearance of any building, works or materials. 

 Emission of noise, artificial light, vibration, smell, fumes, smoke, vapour, steam, soot, ash, 
dust, waste water, waste products, grit or oil. 

In response to these matters we say: 

 The effects on neighbouring properties as a consequence of this use and development are 
considered to be acceptable in the context of the site’s commercial location and the discrete 
nature of the use; 

 No manufacturing or industry uses are proposed. The use of the land for a warehouse will 
not generate any noise emissions.  

 Proposed operating hours match times where there is already local activity and are 
appropriate for a C2Z location.  The early closure allows a domestic environment to prevail 
in the evenings and most of the weekends; 

 The subject site does not have a direct abuttal with a residential property. The nearest 
residential property is located approximately 15.3 metres to the east of the subject site, 
across Graeme Avenue.  The warehouse is setback 13 metres from Graeme Avenue which 
together with the road separation will absorb the vast majority of emissions from the site, 
which are very limited;  
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 All materials and equipment will be stored within the proposed building; 

 The use of land for a warehouse will not result in any air, land, dust or water emissions.  

 Deliveries to and from the proposed use are relatively limited and accommodated by a 
loading bay within the building; 

 Car parking is located at the front of the site. Vehicles accessing the site can enter and exit 
via Sherbourne Road meaning that traffic generated by the proposed use can largely avoid 
residential areas; and 

 No external lighting is proposed, and internal lighting will not cause unreasonable light spill. 

4.3. Does the proposal adequately respond to the DDO8? 

The subject site is affected by Schedule 8 to the Design and Development Overlay (DDO8) which 
applies to ‘Plenty River East Neighbourhood Character’. It includes the following design objectives: 

 To ensure that development does not penetrate the tree canopy. 

 To ensure that the heavily vegetated character of the area is respected by new 
development. 

 To ensure that the health of existing trees is not jeopardised by new development. 

 To maintain the spaciousness and bush character of front gardens. 

A permit is required to construct a building which has a height of more than 8 metres above natural 
ground level. The proposed building has a maximum height of 10.8 metres above natural ground 
level and therefore a permit is required. 

In considering the purpose and design objectives of the DDO8, the proposed development is 
acceptable for the following reasons: 

 The proposed building will sit below the predominant tree canopy in the area which 
comprises mainly very established and tall street trees.  

 Though the building has a maximum height of 10.8 metres, this reduces to 9.59 at the 
frontage to Graeme Avenue as a result of the topography of the land.    

 It is not proposed to remove any vegetation to facilitate the development of the site. The site 
is currently completely devoid of vegetation.  

 The proposed development incorporates the planting of two canopy trees and understorey 
planting within the front setback which will contribute to the landscape character of the area.  

 No buildings are proposed to be built within the TPZ of the existing street tree. Tree 
protection measures can be taken during construction to ensure the health of the street tree 
is maintained.  
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 The proposed building is setback 13 metres from Graeme Avenue, in line with the adjacent 
building at 4 Graeme Avenue. It is well setback from the street and will not dominate the 
streetscape.  

4.4. Does the proposal satisfactorily address other relevant 
matters for consideration including provision of car 
parking? 

Car Parking 

Pursuant to Table 1 to Clause 52.06, the use of the land for a warehouse (in the PPTN) requires 2 
car spaces to each premises and 1 car parking space to each 100sqm of net floor area. The 
warehouse has a net floor area of 810.9 square metres meaning the application has a statutory 
requirements of 10 car parking spaces. 7 car parking spaces are provided meaning a planning 
permit is required to reduce the number of car parking spaces by 3 spaces.  

The reduction of two car parking spaces is acceptable for the following reasons: 

 The subject site is located within the PPTN and has good access to public transport; and  

 Unrestricted on-street parking is available along Graeme Street (save for a small period of 
no-standing between 6-9am); and 

 The warehouse comprises an internal loading bay. 

Bicycle Facilities  

Warehouse is not listed in Table 1 to Clause 52.34, meaning there are no requirements for bicycle 
parking or facilities on the site. Nonetheless, a bicycle hoop has been located within the front 
setback for visitors and two bicycle hoops have been located within the warehouse for staff.  

Vegetation Protection Overlay – Schedule 1 

The subject site is affected by the VPO1 however, as no vegetation is proposed to be removed as 
part of this application, a permit is not required pursuant to the VPO1 and the VPO1 is not relevant 
to the consideration of this application.  

Trees & Landscaping 

An arborist report has been prepared and submitted with this application confirming that the street 
tree will not be impacted by the proposed development.  

Concept planting has been included in the plans and landscape plan can be requested by way of a 
condition on any planning permit to be issued.  

Sustainable Design Assessment 

A Sustainable Design Assessment has been prepared and submitted with this application. Please 
refer to this report for further information.  

 



 

 
 
Glossop Town Planning | PO Box 831, South Melbourne VIC 3205 | (03) 9329 2288 | glossopco.com.au  p. 19 
 

Waste Management Plan  

A Waste Management Plan has been prepared and submitted with this application. Please refer to 
this report for further information.  

Stormwater Management  

A stormwater management plan can be requested by way of a condition on any planning permit to 
be issued.  

Building Over Easement  

It is proposed to build an external stairwell at the rear of the building to provide access to the 
drainage and sewerage easement. These stairs are within the easement. We acknowledge that a 
Building Over Easement consent will be required for these works prior to construction.  

 

Extract of Development Plans showing stairs within easement (source: Development Plans) 
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5. Conclusion  

Based on the above assessment, it is considered that the proposed use and development at 2 
Graeme Avenue, Montmorency represents an acceptable town planning outcome and it appropriate 
for the following reasons: 

 The proposed use is consistent with the purpose of the Commercial 2 Zone which 
encourages industry, among other things.  

 The proposed use and development are consistent with the Municipal Planning Strategy and 
the Planning Policy Framework of the Banyule Planning Scheme.  

 The proposed use will not have unreasonable off-site amenity impacts. 

 The proposed reduction in car parking is acceptable considering the context of the subject 
site.   

It follows that a town planning permit should be granted for the proposal.  

 

Glossop Town Planning 

November 2024 
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1 Please note that any stormwater detention volume requirement for the site will be in addition to the proposed rainwater retention and 
that the proposed tank will not be directly topped up by mains water. 
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Nominated Areas (m²) Compliant Areas (m²) Compliant Areas (%)

GF - Office 28.4 13.9

FF - Office 40.8 13.9

TOTAL 69.2 27.9 40%
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BESS Report 
Built Environment Sustainability Scorecard

This BESS report outlines the sustainable design commitments of the proposed development at 2 Graeme Ave Montmorency Victoria 3094. The

BESS report and accompanying documents and evidence are submitted in response to the requirement for a Sustainable Design Assessment or

Sustainability Management Plan at Banyule City Council.

Note that where a Sustainability Management Plan is required, the BESS report must be accompanied by a report that further demonstrates the

development's potential to achieve the relevant environmental performance outcomes and documents the means by which the performance

outcomes can be achieved.

Your BESS Score

Best practice Excellence

                                            

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 

56%
Project details

Address 2 Graeme Ave Montmorency Victoria 3094

Project no BEC65427-R4

BESS Version BESS-8

Site type Non-residential development

Account jair@fraterconsultingservices.com.au

Application no.

Site area 947.00 m2

Building floor area 858.90 m2

Date 11 November 2024

Software version 2.0.1-B.570 

 

Performance by category  Your development   Maximum available  

 
  
  
  
  
 
 
 
  

Project composition

 

 Unconditioned Warehouse/factory  
 Office  

BESS, 2 Graeme Ave, Montmorency VIC 3094, Australia 2 Graeme Ave, Montmorency 3094 

Category Weight Score Pass

Management 5% 13%

Water 9% 89%

Energy 28% 74%

Stormwater 14% 100%

IEQ 17% 50%

Transport 9% 28%

Waste 6% 50%

Urban Ecology 6% 12%

Innovation 9% 0%

The Built Environment Sustainability Scorecard is an initiative of the Council Alliance for a Sustainable Built Environment (CASBE). 
For more details see www.bess.net.au Page 1 of 17



Buildings

Name Height Footprint % of total footprint

Warehouse/Office 2 859 m2 100%

Dwellings & Non Res Spaces

Non-Res Spaces

Name Quantity Area Building % of total area

Office

Office 1 223 m2 Warehouse/Office 25%

Total 1 222 m2 25%

Unconditioned Warehouse/factory

Warehouse 1 636 m2 Warehouse/Office 74%

Total 1 636 m2 74%

Supporting information

Floorplans & elevation notes

Credit Requirement Response Status

Water 3.1 Annotation: Water efficient garden details  - 
Energy 4.2 Location and size of solar photovoltaic system  - 
Stormwater 1.1 Location of any stormwater management systems (rainwater tanks,

raingardens, buffer strips)
 - 

Transport 1.4 Location of non-residential bicycle parking spaces  - 
Waste 2.2 Location of recycling facilities   - 
Urban Ecology 2.1 Location and size of vegetated areas  - 

Supporting evidence

Credit Requirement Response Status

Management 2.3a Section J glazing assessment  - 
Energy 1.1 Energy Report showing calculations of reference case and proposed

buildings
 - 

Energy 3.7 Average lighting power density and lighting type(s) to be used  - 
Energy 4.2 Specifications of the solar photovoltaic system(s)  - 
Stormwater 1.1 STORM report or MUSIC model  - 
IEQ 1.4 A short report detailing assumptions used and results achieved.  - 

BESS, 2 Graeme Ave, Montmorency VIC 3094, Australia 2 Graeme Ave, Montmorency 3094 

The Built Environment Sustainability Scorecard is an initiative of the Council Alliance for a Sustainable Built Environment (CASBE). 
For more details see www.bess.net.au Page 2 of 17



Credit summary

Management Overall contribution 4.5% 

   

Water Overall contribution 9.0% 

    

Energy Overall contribution 27.5% 

    

BESS, 2 Graeme Ave, Montmorency VIC 3094, Australia 2 Graeme Ave, Montmorency 3094 

    13%

1.1 Pre-Application Meeting   0%

2.3 Thermal Performance Modelling - Non-Residential     50%

3.2 Metering - Non-Residential   N/A Scoped Out 

One tentant

3.3 Metering - Common Areas   0%

4.1 Building Users Guide   0%

    Minimum required 50% 89%  Pass 

1.1 Potable Water Use Reduction     87%

3.1 Water Efficient Landscaping   100%

4.1 Building Systems Water Use Reduction   N/A Scoped Out 

No sprinkler syste

    Minimum required 50% 74%  Pass 

1.1 Thermal Performance Rating - Non-Residential     37%

2.1 Greenhouse Gas Emissions   100%

2.2 Peak Demand   100%

2.6 Electrification   100%

2.7 Energy consumption   100%

3.1 Carpark Ventilation   N/A Scoped Out 

N/A

3.2 Hot Water   100%

3.7 Internal Lighting - Non-Residential   100%

4.1 Combined Heat and Power (cogeneration / trigeneration)   N/A Scoped Out 

No cogeneration or trigeneration system in use.

4.2 Renewable Energy Systems - Solar    5%

4.4 Renewable Energy Systems - Other   N/A Scoped Out 

No other (non-solar PV) renewable energy is in use.
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Stormwater Overall contribution 13.5% 

   

IEQ Overall contribution 16.5% 

    

Transport Overall contribution 9.0% 

   

Waste Overall contribution 5.5% 

   

Urban Ecology Overall contribution 5.5% 

   

BESS, 2 Graeme Ave, Montmorency VIC 3094, Australia 2 Graeme Ave, Montmorency 3094 

  Minimum required 100% 100%  Pass 

1.1 Stormwater Treatment   100%

    Minimum required 50% 50%  Pass 

1.4 Daylight Access - Non-Residential     80% Achieved 

2.3 Ventilation - Non-Residential     45% Achieved 

3.4 Thermal comfort - Shading - Non-Residential 0%

3.5 Thermal Comfort - Ceiling Fans - Non-Residential   0%

4.1 Air Quality - Non-Residential   100%

    28%

1.4 Bicycle Parking - Non-Residential   100%

1.5 Bicycle Parking - Non-Residential Visitor   0%

1.6 End of Trip Facilities - Non-Residential   0%

2.1 Electric Vehicle Infrastructure   0%

2.2 Car Share Scheme   N/A Scoped Out 

N/A

2.3 Motorbikes / Mopeds   0%

    50%

1.1 - Construction Waste - Building Re-Use   N/A Scoped Out 

The lot is vac

2.1 - Operational Waste - Food & Garden Waste   0%

2.2 - Operational Waste - Convenience of Recycling   100%

    12%

1.1 Communal Spaces   0%

2.1 Vegetation     25%

2.2 Green Roofs   0%

2.3 Green Walls and Facades   0%

3.2 Food Production - Non-Residential   0%

The Built Environment Sustainability Scorecard is an initiative of the Council Alliance for a Sustainable Built Environment (CASBE). 
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Innovation Overall contribution 9.0% 

  

BESS, 2 Graeme Ave, Montmorency VIC 3094, Australia 2 Graeme Ave, Montmorency 3094 

  0%

1.1 Innovation   0%

The Built Environment Sustainability Scorecard is an initiative of the Council Alliance for a Sustainable Built Environment (CASBE). 
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Scoped Out

Credit breakdown

Management Overall contribution 1% 

  1.1 Pre-Application Meeting 0%

Score Contribution This credit contributes 44.2% towards the category score. 
Criteria Has an ESD professional been engaged to provide sustainability advice from schematic

design to construction? AND Has the ESD professional been involved in a pre-

application meeting with Council? 
Question Criteria Achieved ?

Project No 

  2.3 Thermal Performance Modelling - Non-Residential   50%

Score Contribution This credit contributes 26.4% towards the category score. 
  Criteria Has a preliminary facade assessment been undertaken in accordance with NCC2022

Section J4D6? 
Question Criteria Achieved ?

Office Yes 

  Criteria Has preliminary modelling been undertaken in accordance with either NCC2022

Section J (Energy Efficiency), NABERS or Green Star? 
Question Criteria Achieved ?

Office No 

  3.2 Metering - Non-Residential N/A

This credit was scoped out One tentant 
  3.3 Metering - Common Areas 0%

Score Contribution This credit contributes 14.7% towards the category score. 
Criteria Have all major common area services been separately submetered?

Question Criteria Achieved ?

Office No 

Unconditioned Warehouse/factory No 

  4.1 Building Users Guide 0%

Score Contribution This credit contributes 14.7% towards the category score. 
Criteria Will a building users guide be produced and issued to occupants? 
Question Criteria Achieved ?

Project No 

BESS, 2 Graeme Ave, Montmorency VIC 3094, Australia 2 Graeme Ave, Montmorency 3094 
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Water Overall contribution 8% Minimum required 50% 

  Water Approach 

  What approach do you want to use for Water?:    Use the built in calculation tools 

  Do you have a reticulated third pipe or an on-site water

recycling system?:    

No 

  Are you installing a swimming pool?:    No 

  Are you installing a rainwater tank?:    Yes 

  Fixtures, fittings & connections profile 

  Showerhead:   All Scope out 

  Bath:   All Scope out 

  Kitchen Taps:   All >= 5 Star WELS rating 

  Bathroom Taps:   All >= 5 Star WELS rating 

  Dishwashers: 

 Warehouse Scope out 

 Office >= 5 Star WELS rating 

  WC:   All >= 4 Star WELS rating 

  Urinals:   All Scope out 

  Washing Machine Water Efficiency:   All Scope out 

  Which non-potable water source is the dwelling/space

connected to?:   All 

RWT 

  Non-potable water source connected to Toilets:   All Yes 

  Non-potable water source connected to Laundry (washing

machine):   All 

No 

  Non-potable water source connected to Hot Water System:   All No 

  Rainwater tank profile 

  What is the total roof area connected to the rainwater tank?: 

 RWT 

639 m2 

  Tank Size:   RWT 16,000 Litres 

  Irrigation area connected to tank:   RWT - 

  Is connected irrigation area a water efficient garden?:   RWT - 

  Other external water demand connected to tank?:   RWT - 

BESS, 2 Graeme Ave, Montmorency VIC 3094, Australia 2 Graeme Ave, Montmorency 3094 
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Scoped Out

  1.1 Potable Water Use Reduction   87%

Score Contribution This credit contributes 83.3% towards the category score. 
Criteria What is the reduction in total potable water use due to efficient fixtures, appliances,

rainwater use and recycled water use? To achieve points in this credit there must be

>25% potable water reduction. 
Output Reference

Project 543 kL 

Output Proposed (excluding rainwater and recycled water use)

Project 397 kL 

Output Proposed (including rainwater and recycled water use)

Project 213 kL 

Output % Reduction in Potable Water Consumption

Project 60 % 

Output % of connected demand met by rainwater

Project 100 % 

Output How often does the tank overflow?

Project Very Often 

Output Opportunity for additional rainwater connection

Project 60 kL 

  3.1 Water Efficient Landscaping 100%

Score Contribution This credit contributes 16.7% towards the category score. 
Criteria Will water efficient landscaping be installed? 
Question Criteria Achieved ?

Project Yes 

  4.1 Building Systems Water Use Reduction N/A

This credit was scoped out No sprinkler syste 
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Energy Overall contribution 20% Minimum required 50% 

  Use the BESS Deem to Satisfy (DtS) method for Non-residential

spaces?:    

Yes 

  Do all exposed floors and ceilings (forming part of the envelope)

demonstrate meeting the required NCC2022 insulation levels

(total R-value upwards and downwards)?:    

Yes 

  Does all wall and glazing demonstrate meeting the required

NCC2022 facade calculator (or better than the total

allowance)?:    

Yes 

  Are heating and cooling systems within one Star of the most

efficient equivalent capacity unit available, or Coefficient of

Performance (CoP) & Energy Efficiency Ratios (EER) not less

than 85% of the CoP & EER of the most efficient equivalent

capacity unit available?:    

Yes 

  Are water heating systems within one star of the best available,

or 85% or better than the most efficient equivalent capacity

unit?:    

Yes 

  Use the BESS Deem to Satisfy (DtS) method for Unconditioned

non-residential spaces?:    

- 

  Solar Photovoltaic system profile 

  System Size (lesser of inverter and panel capacity):   SPV 2.0 kW peak 

  Orientation (which way is the system facing)?:   SPV North-East 

  Inclination (angle from horizontal):   SPV 10.0 Angle (degrees) 

  Which Building Class does this apply to?:   SPV Unconditioned Warehouse/factory 

  1.1 Thermal Performance Rating - Non-Residential   37%

Score Contribution This credit contributes 34% towards the category score. 
Criteria What is the % reduction in heating and cooling energy consumption against the

reference case (NCC2022 Section J)? 
  2.1 Greenhouse Gas Emissions 100%

Score Contribution This credit contributes 9.5% towards the category score. 
Criteria What is the % reduction in annual greenhouse gas emissions against the benchmark? 

  2.2 Peak Demand 100%

Score Contribution This credit contributes 4.3% towards the category score. 
Criteria What is the % reduction in the instantaneous (peak-hour) demand against the

benchmark? 
  2.6 Electrification 100%

Score Contribution This credit contributes 14.2% towards the category score. 
Criteria Is the development all-electric? 
Question Criteria Achieved?

Project Yes 
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Scoped Out

Scoped Out

Scoped Out

  2.7 Energy consumption 100%

Score Contribution This credit contributes 18% towards the category score. 
Criteria What is the % reduction in annual energy consumption against the benchmark? 

  3.1 Carpark Ventilation N/A

This credit was scoped out N/A 
  3.2 Hot Water 100%

Score Contribution This credit contributes 4.7% towards the category score. 
Criteria What is the % reduction in annual energy consumption (gas and electricity) of the hot

water system against the benchmark? 
  3.7 Internal Lighting - Non-Residential 100%

Score Contribution This credit contributes 9.5% towards the category score. 
Criteria Does the maximum illumination power density (W/m2) in at least 90% of the area of the

relevant building class meet the requirements in Table J7D3a of the NCC 2022 Vol 1? 
Question Criteria Achieved ?

Office Yes 

Unconditioned Warehouse/factory Yes 

  4.1 Combined Heat and Power (cogeneration /

trigeneration) 

N/A

This credit was scoped out No cogeneration or trigeneration system in use. 
  4.2 Renewable Energy Systems - Solar   5%

Score Contribution This credit contributes 4.7% towards the category score. 
Criteria What % of the estimated energy consumption of the building class it supplies does the

solar power system provide? 
Output Solar Power - Energy Generation per year

Unconditioned Warehouse/factory 2,359 kWh 

Output % of Building's Energy

Unconditioned Warehouse/factory 74 % 

  4.4 Renewable Energy Systems - Other N/A

This credit was scoped out No other (non-solar PV) renewable energy is in use. 
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Stormwater Overall contribution 14% Minimum required 100% 

  Which stormwater modelling software are you using?:    Melbourne Water STORM tool 

  1.1 Stormwater Treatment 100%

Score Contribution This credit contributes 100% towards the category score. 
Criteria Has best practice stormwater management been demonstrated? 
Question STORM score achieved

Project 100 

Output Min STORM Score

Project 100 
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Achieved

Achieved

IEQ Overall contribution 8% Minimum required 50% 

  1.4 Daylight Access - Non-Residential   80%

Score Contribution This credit contributes 35.3% towards the category score. 
Criteria What % of the nominated floor area has at least 2% daylight factor? 
Question Percentage Achieved?

Office 40 % 

Unconditioned Warehouse/factory 95 % 

  2.3 Ventilation - Non-Residential   45%

Score Contribution This credit contributes 35.3% towards the category score. 
  Criteria What % of the regular use areas are effectively naturally ventilated? 

Question Percentage Achieved?

Office 0 % 

Unconditioned Warehouse/factory 100 % 

  Criteria What increase in outdoor air is available to regular use areas compared to the minimum

required by AS 1668.2:2012? 
Question Percentage Achieved?

Office 50 % 

Unconditioned Warehouse/factory - 

  Criteria What CO2 concentrations are the ventilation systems designed to achieve, to monitor

and to maintain? 
Question Value

Office - 

Unconditioned Warehouse/factory - 

  3.4 Thermal comfort - Shading - Non-Residential 0%

Score Contribution This credit contributes 17.6% towards the category score. 
  Criteria What percentage of east, north and west glazing to regular use areas is effectively

shaded? 
Question Percentage Achieved?

Office - 

Unconditioned Warehouse/factory - 

  3.5 Thermal Comfort - Ceiling Fans - Non-Residential 0%

Score Contribution This credit contributes 5.9% towards the category score. 
Criteria What percentage of regular use areas in tenancies have ceiling fans? 
Question Percentage Achieved?

Office - 

Unconditioned Warehouse/factory - 

  4.1 Air Quality - Non-Residential 100%

Score Contribution This credit contributes 5.9% towards the category score. 
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  Criteria Do all paints, sealants and adhesives meet the maximum total indoor pollutant

emission limits? 
Question Criteria Achieved ?

Office Yes 

Unconditioned Warehouse/factory Yes 

  Criteria Does all carpet meet the maximum total indoor pollutant emission limits? 
Question Criteria Achieved ?

Office Yes 

Unconditioned Warehouse/factory Yes 

  Criteria Does all engineered wood meet the maximum total indoor pollutant emission limits? 
Question Criteria Achieved ?

Office Yes 

Unconditioned Warehouse/factory Yes 
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Transport Overall contribution 3% 

  1.4 Bicycle Parking - Non-Residential 100%

Score Contribution This credit contributes 28.6% towards the category score. 
Criteria Have the planning scheme requirements for employee bicycle parking been exceeded

by at least 50% (or a minimum of 2 where there is no planning scheme requirement)? 
Question Criteria Achieved ?

Office Yes 

Unconditioned Warehouse/factory Yes 

Question Bicycle Spaces Provided ?

Office 1 

Unconditioned Warehouse/factory 1 

  1.5 Bicycle Parking - Non-Residential Visitor 0%

Score Contribution This credit contributes 14.3% towards the category score. 
Criteria Have the planning scheme requirements for visitor bicycle parking been exceeded by

at least 50% (or a minimum of 1 where there is no planning scheme requirement)? 
Question Criteria Achieved ?

Office No 

Unconditioned Warehouse/factory No 

Question Bicycle Spaces Provided ?

Office - 

Unconditioned Warehouse/factory - 

  1.6 End of Trip Facilities - Non-Residential 0%

Score Contribution This credit contributes 14.3% towards the category score. 
Criteria Where adequate bicycle parking has been provided. Is there also: * 1 shower for the

first 5 employee bicycle spaces plus 1 to each 10 employee bicycles spaces thereafter,

* changing facilities adjacent to showers, and * one secure locker per employee bicycle

space in the vicinity of the changing / shower facilities? 
Question Number of showers provided ?

Office - 

Unconditioned Warehouse/factory - 

Question Number of lockers provided ?

Office - 

Unconditioned Warehouse/factory - 

Output Min Showers Required

Office 1 

Unconditioned Warehouse/factory 1 

Output Min Lockers Required

Office 1 

Unconditioned Warehouse/factory 1 
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Scoped Out

Scoped Out

  2.1 Electric Vehicle Infrastructure 0%

Score Contribution This credit contributes 28.6% towards the category score. 
Criteria Are facilities provided for the charging of electric vehicles? 
Question Criteria Achieved ?

Project No 

  2.2 Car Share Scheme N/A

This credit was scoped out N/A 
  2.3 Motorbikes / Mopeds 0%

Score Contribution This credit contributes 14.3% towards the category score. 
Criteria Are a minimum of 5% of vehicle parking spaces designed and labelled for motorbikes

(must be at least 5 motorbike spaces)? 
Question Criteria Achieved ?

Project No 

Waste Overall contribution 3% 

  1.1 - Construction Waste - Building Re-Use N/A

This credit was scoped out The lot is vac 
  2.1 - Operational Waste - Food & Garden Waste 0%

Score Contribution This credit contributes 50% towards the category score. 
Criteria Are facilities provided for on-site management of food and garden waste? 
Question Criteria Achieved ?

Project No 

  2.2 - Operational Waste - Convenience of Recycling 100%

Score Contribution This credit contributes 50% towards the category score. 
Criteria Are the recycling facilities at least as convenient for occupants as facilities for general

waste? 
Question Criteria Achieved ?

Project Yes 
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Urban Ecology Overall contribution 1% 

  1.1 Communal Spaces 0%

Score Contribution This credit contributes 12.5% towards the category score. 
Criteria Is there at least the following amount of common space measured in square meters : *

1m² for each of the first 50 occupants * Additional 0.5m² for each occupant between 51

and 250 * Additional 0.25m² for each occupant above 251? 
Question Common space provided

Office - 

Unconditioned Warehouse/factory - 

Output Minimum Common Space Required

Office 17 m2 

Unconditioned Warehouse/factory 12 m2 

  2.1 Vegetation   25%

Score Contribution This credit contributes 50% towards the category score. 
Criteria How much of the site is covered with vegetation, expressed as a percentage of the

total site area? 
Question Percentage Achieved ?

Project 5 % 

  2.2 Green Roofs 0%

Score Contribution This credit contributes 12.5% towards the category score. 
Criteria Does the development incorporate a green roof? 
Question Criteria Achieved ?

Project No 

  2.3 Green Walls and Facades 0%

Score Contribution This credit contributes 12.5% towards the category score. 
Criteria Does the development incorporate a green wall or green façade? 
Question Criteria Achieved ?

Project No 

  3.2 Food Production - Non-Residential 0%

Score Contribution This credit contributes 12.5% towards the category score. 
Criteria What area of space per occupant is dedicated to food production? 
Question Food Production Area

Office - 

Unconditioned Warehouse/factory - 

Output Min Food Production Area

Office 5 m2 

Unconditioned Warehouse/factory 4 m2 

BESS, 2 Graeme Ave, Montmorency VIC 3094, Australia 2 Graeme Ave, Montmorency 3094 

The Built Environment Sustainability Scorecard is an initiative of the Council Alliance for a Sustainable Built Environment (CASBE). 
For more details see www.bess.net.au Page 16 of 17



Innovation Overall contribution 0% 

  1.1 Innovation 0%

Score Contribution This credit contributes 100% towards the category score. 
Criteria What percentage of the Innovation points have been claimed (10 points maximum)? 

Disclaimer

The Built Environment Sustainability Scorecard (BESS) has been provided for the purpose of information and communication. While we make every effort

to ensure that material is accurate and up to date (except where denoted as ‘archival’), this material does in no way constitute the provision of professional

or specific advice. You should seek appropriate, independent, professional advice before acting on any of the areas covered by BESS. 

The Municipal Association of Victoria (MAV) and CASBE (Council Alliance for a Sustainable Built Environment) member councils do not guarantee, and

accept no legal liability whatsoever arising from or connected to, the accuracy, reliability, currency or completeness of BESS, any material contained on

this website or any linked sites 
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Tree Survey & Development Impact Report 
 

2 Graeme Avenue, Montmorency 
 

Brief 

This report is in response to the City of Banyule, Planning Department, Request for 

Further Information, that requests, in part: 

• The proposal will include works for the carpark close to a large street tree. An arborist 

report identifying this tree and assessing the likely development impacts is required.  

 

Overview 

The commercial site is mostly vacant with some small buildings and regular car parking 

toward the front. The site slopes away from the street frontage and there is no 

vegetation on site.  

This report is concerned with one tree located in the road reserve of 4 Graeme Avenue 

that may be subject to impact from the development. 

Legal Position 

The site is within the local government area of the City of Banyule and is subject the 

Banyule Planning Scheme, Vegetation Protection Overlay, schedule 1, VPO1 and 

Design and Development Overlay, schedule 8, DDO8. 

VPO1 states, in part; 

 A permit is required to remove destroy or lop any native vegetation. 

This does not apply: 

• To the removal, destruction or lopping of native vegetation which has been planted for 

garden or horticultural purposes and which is less than 5 metres high and has a single 

trunk circumference of less than 0.5 metres at a height of 1 metre above ground level. 

• To the removal, destruction or lopping of vegetation identified as environmental weed 

species in the Banyule Weed Management Strategy. 

• To the removal or pruning of street trees in accordance with the Banyule Street Tree 

Strategy. 

• To the pruning of vegetation to maintain or improve its health, structure or appearance, 

including regeneration. 

• To the pruning or removal of vegetation to prevent damage to works when damage to a 

pipeline, electricity or telephone transmission line, cable or other service has occurred or 

is likely to occur. 

• To the removal, destruction or lopping of dead vegetation unless the dead vegetation is a 

habitat tree containing hollows. 

• To the removal, destruction or lopping of vegetation carried out in accordance with a 

management plan prepared to the satisfaction of the responsible authority. 
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DDO8 states, in part: 

A permit is not required for any of the following: 

• Buildings and works located outside the drip line of a tree for which a permit is required 

to remove, destroy or lop under any Vegetation Protection Overlay or Environmental 

Significance Overlay also affecting the land. 

 
73.01 
Native vegetation as defined in the Victorian Planning Provisions, clause 73.01, as vegetation 

native to Victoria. 

 

Method 

The tree was inspected from the ground on 30 August, by myself. 

The tree was assessed for the following; 

• Species identification 

• approximate age of the tree 

• stem diameter at 1.4 metres above ground level  

• origin of the species  

• an estimation of the height and width of the tree canopy  

• the structure of the tree  

• the health of the tree  

• the retention value of the tree to the site 

• the Useful Life Expectancy of the tree 

• the Tree Protection Zones for all trees (AS 4970 – 2009) 
 

Note: Tree descriptors are provided for tree age, health, structure, useful life expectancy 
and retention value. 
 
Tree Protection 

Tree protection information is provided in accordance with AS 4970-2009, Protection of 

trees on development sites.  

Tree Protection Zones, TPZ, provide for a zone of protection for the root zone and the 

canopy of the tree to maintain tree health. The TPZ often extends to near canopy dripline 

of a typical tree, AS 4970-2009, Protection of trees on development sites allows for a 

10% encroachment into the TPZ area provided the area lost to the encroachment is 

compensated for elsewhere. If the encroachment is to be greater than 10% there must be 

a demonstration that the tree will remain viable. The Structural Root Zone, SRZ, is the 

area occupied by roots that are associated with tree stability. 

TPZ. & SRZ data has been provided for the assessed tree. 

 

Observations 

The site presented with one tree located in the road reserve to be assessed.  
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Retention Value 

Retention value should be considered in the context of whether the tree is worthy 

of being a material constraint on development on this site.  

A tree assessed as low retention value should not be a material constraint.   

 

The survey identified one tree located in the road reserve to be of medium retention 

value. Tree 1. The tree is identified as Eucalyptus nicholii, Narrow-leaved Black 

Peppermint. A Non Victorian native tree that is common in cultivation. The tree is located 

in a narrow road reserve and the trunk of the tree extends from the kerb to the footpath.  

The tree has been successful in establishing in this location and has been tolerant of the 

various site constraints within the allocated Tree Protection Zone which include the 

roadway, kerb and channel, footpath, underground services, a site cut at 4 Graeme Ave. 

and the long term carparking at 2 Graeme Ave.  

The tree presents as a mature specimen typical for the species with an upright habit with 

some stem unions at an acute angle and some deadwood and canopy decline on the 

northside of the tree. The tree may be approaching senescence and has a Useful Life 

Expectancy of ‘short’ due to the age, condition, size and location. 

 

Tree Data  

Ref Botanical Name 
Common 

Name 

Age  Origin  Height x 

Width 

(m) 

DBH 

(cm) 

TPZ 

(mR) 

SRZ 

(mR) 

Retention 

Value 

1 
Eucalyptus 
nicholii 

Narrow-leaved 
Peppermint  

Mature/ 

Over 

Mature 

Non Vic 

Native  14x11 95 11.4 3.2 
Medium 
Street Tree 

 
Tree Pictures 

   
Above. Tree 1. Street Tree. 
 

Above. The tree trunk occupies 
the width of the road reserve. 

Above. Tree decline displayed 
through canopy thinning and 
deadwood. 
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Development Proposal 

The development proposal is to establish an all weather car park and driveway in the 

location of the current car park and driveway that is constructed from crushed rock. 

 
Development Impact & Recommendations 

Tree 1 will be subject to an encroachment into the allocated Tree Protection Zone from 

the establishment of the car parking area. The TPZ encroachment results in a loss of 9% 

of allocated TPZ area which is considered to be a minor encroachment, AS4970 The 

protection of trees on development sites.  

The development will locate a parking bay at 5.5m from the tree at the nearest point and 

will be in the location of a current informal parking bay. Current conditions of this car 

parking area present with a leveled area with a compacted crushed rock surface that 

has been in use as a car park for a long period of time. The tree has been tolerant of 

these conditions and the likelihood of any substantial tree roots being located in this 

area is highly unlikely due to the distance from the tree to the car parking bay and the 

hostile environment for tree root establishment. The car park will be located outside of 

the dripline of the tree and there will be no requirement for canopy pruning. The area 

between the car parking bay and the front boundary will remain permeable and will be 

landscaped. 

The installation of the car park as proposed will have no impact upon tree stability and 

nil or negligible impact on tree health, noting that the tree is currently displaying some 

canopy decline and further tree decline is not unexpected in this tree that has been 

assessed as having a ’short’ Useful Life Expectancy. 

This tree will be tolerant of the installation of the car park as proposed. 

There is no canopy pruning requirement for this tree and no specific tree protection 

measures are required on the subject site or on the road reserve. 

 



2GraemeAve Montmorency TreeSurveyImpactReport v2  Page 7 of 11 

Site Plan, detail 

 
 

  

The car parking bay will be 5.5m 
from the tree resulting in a minor 
TPZ encroachment. The area 
between the car parking bay and 
the front boundary will remain 
permeable. 
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Site Pictures 

 

 
 

  

Above. Tree 1 and the existing 
informal car park at 2 Graeme 
Ave. 

Above. The parked car is in the 
location of the closest parking 
bay. 

Above. Concrete car park at 4 
Graeme Ave. 

 

  
 
Above. Car parking bay will be at 5.5m from the 
tree. 

 
Above. The area propsed to be a car park is 
currently used as a car park. 
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Site Plan, proposed 
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Tree Descriptors   

   

• DBH  The diameter of the trunk measured at 1.4m above ground. 

• AGE 

Young   Juvenile or recently planted approximately 1-7 years. 

Semi Mature  Tree actively growing. 

Mature   Tree has reached expected size in situation. 

Over Mature  Tree is over mature and has started to decline. (Senescent) 

• HEALTH 

Good Foliage of tree is entire, with good colour, very little sign of pathogens and of good density. Growth 

indicators are good i.e. Extension growth of twigs and wound wood development. Minimal or no canopy die 

back (deadwood). 

Fair Tree is showing one or more of the following symptoms;  

< 25% dead wood, minor canopy die back, foliage generally with good colour though some imperfections 

may be present. Minor pathogen damage present, with growth indicators such as leaf size, canopy density 

and twig extension growth typical for the species in this location. 

Poor Tree is showing one or more of the following symptoms of tree decline; > 25% deadwood, canopy die back 

is observable, discoloured or distorted leaves. Pathogens present, stress symptoms are observable as reduced 

leaf size, extension growth and canopy density. 

Dead or dying  

Tree is in severe decline; > 55% deadwood, very little foliage, epicormic shoots, minimal extension growth. 

• STRUCTURE 

Good Trunk and scaffold branches show good taper and attachment with minor or no structural defects. Tree is a 

good example of the species with a well-developed form showing no obvious root problems or pests and 

diseases. 

Fair Tree shows some minor structural defects or minor damage to trunk e.g. bark missing, there could be 

cavities present. Minimal damage to structural roots. Tree could be seen as typical for this species. 

Poor There are major structural defects, damage to trunk or bark missing. Co-dominant stems could be present or 

poor structure with likely points of failure. Girdling or damaged roots obvious. Tree is structurally 

problematic.  

Hazardous Tree is an immediate hazard with potential to fail, this should be rectified as soon as possible. 

• HAZARD Hazard is rated into three levels; LOW, MEDIUM, and HIGH. 

LOW;  Tree appears to be structurally sound, healthy with no signs of pests or disease, good vigour and is 

clear of any hazards. 

MEDIUM; Tree displays signs of structural problems, evidence of pests or disease, signs of low vigour, 

deadwood, decay, may be growing into an area that could create a hazard. 

HIGH; Tree is an immediate hazard with the potential to fail, this should be rectified as soon as possible. 

• RETENTION VALUE Retention Value is rated into three levels; LOW, MEDIUM and HIGH. 

LOW; Trees that offer little in terms of contributing to the future landscape.  Should not be a constraint on 

development proposals and may be considered for removal. 

MEDIUM; Trees with some beneficial attributes that may benefit the site. Could be considered for retention if 

possible. 

HIGH; Trees with the potential to positively contribute to the site. Should be considered for retention if 

possible. 

• TREE PROTECTION ZONES 

The T.P.Z. applied is AS 4970-2009 ‘Protection of trees on development site’. AS 4970-2009 uses a 

multiplication method to determine the T.P.Z. based on T.P.Z. radius being 12 times stem diameter 

measured 1.4 metres above ground. 

i.e.T.P.Z. radius = DBH x 12 

• STRUCTURAL ROOT ZONE 

The S.R.Z. applied is AS 4970-2009 ‘Protection of trees on development site’.  

The SRZ is the area required for tree stability. A larger area is required to maintain a viable tree. 

SRZ radius = ( D x 50 ) 0.42  x 0.64 
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Tree Descriptor 
 
USEFUL LIFE EXPEECTANCY – ULE.   Barrelltreecare.com 

 

 

 

LONG ULE;     Trees that appears to be retainable with an acceptable level of risk for more 

than 40 years. 

1. Structurally sound trees located in positions that can accommodate future growth. 

2. Storm damaged or defective trees that could be made suitable for retention in the long term by 

remedial tree surgery. 

3. Trees of special significance for historical, commemorative or rarity reasons that would warrant 

extraordinary efforts to secure their long-term retention. 

 

 

MEDIUM ULE; Trees that appear to be retainable with an acceptable level of risk for 15 to 40 years. 

1. Trees that may only live between 15 and 40 years. 

2. Trees that may live for more than 40 years but would be removed to allow the safe development of 

more suitable individuals. 

3. Trees that may live for more than 40 years but would be removed during the course of normal 

management for safety and nuisance reasons. 

4. Storm damage or defective trees that can be made suitable for retention in the medium term by 

remedial work. 

 

 

SHORT ULE; Trees that appear to be retainable with an acceptable level of risk for 5 to 15 years. 

1. Trees that may live for 5 to 15 years. 

2. Trees that may live for more than 15 years but would be removed to allow the safe development of 

more suitable individuals. 

3. Trees that may live for more than 15 years but would be removed during the course of normal 

management for safety and nuisance reasons. 

4. Storm damaged or defective trees that require substantial remedial work to make safe and are only 

suitable for retention in the short term. 

 

 

REMOVE; Trees with a high level of risk that would need removal within the next 5 years. 

1. Dead trees. 

2. Dying or suppressed and declining trees through disease or inhospitable conditions. 

3. Dangerous trees through instability or recent loss of adjacent trees. 

4. Dangerous trees through structural defects including cavities, decay, included bark, wounds or poor 

form. 

5. Damaged trees that are considered unsafe to retain. 

6. Trees that will become dangerous after removal of other trees for the above reasons. 

 

 

 


