
Wadawurrung Country
1 Merrijig Drive (PO Box 350) Torquay Vic 3228
Phone (03)5261 0600 Email planningapps@surfcoast.vic.gov.au

NOTICE OF AN APPLICATION FOR 
APPROVAL OF AN AMENDED 

DEVELOPMENT PLAN

The land affected by the development plan is located at:

125 Austin Street, 135 Austin Street and 50 Witcombe Street and part 235 Austin Street 
WINCHELSEA

The application is to amend the 
Development Plan by:

• Inclusion and subdivision of the land identified as the ‘Little Precinct’ at 
125 Austin Street 

• Further removal of native vegetation (Removal of Tree 15, previously 
shown to be retained)

• Additional lots in lieu of tree reserve becoming redundant
• Provision of power substation reserve

The applicant for the permit is: Planit Consulting 

The application reference number is: PG19/0086 - 1
(Please quote this number when making enquiries)

You may look at the application free of charge and any documents that support 
the application at the office of the responsible authority: 

Surf Coast Shire Council, 1 Merrijig Drive, Torquay VIC 3228
Office hours: Monday to Friday 8.30am – 5.00pm

The application can be viewed online: 
https://www.surfcoast.vic.gov.au/Property/Planning/Current-applications 

Any person who may be affected by the approval of the Development Plan may make a submission to the 
responsible authority, clearly stating the grounds on which they support or oppose the Development Plan. 

All written submission will be considered by Council prior to a decision being made. 

Submissions can be lodged in any of the following ways:

• By emailing your submission to planningapps@surfcoast.vic.gov.au
• By posting your submission to Statutory Planning, Planning & Environment Department, Surf Coast 

Shire, PO Box 350, Torquay Vic 3228

Name and contact details of submitters are required for council to consider submissions and to notify such 
persons of the opportunity to attend council meetings and any public hearing held to consider submissions.

The Surf Coast Shire considers that the responsible handling of personal information is a key aspect of 
democratic governance, and is strongly committed to protecting an individual's right to privacy. Your 
submission and the personal information on this form is collected by the Surf Coast Shire for the purposes of 
the planning process as set out in the Planning and Environment Act 1987.

When must I lodge a submission by: 19 December 2025

mailto:planningapps@surfcoast.vic.gov.au
https://www.surfcoast.vic.gov.au/Property/Planning/Current-applications
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NOTES
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2. Detailed landscape design to incorporate passive
    recreation opportunities in the Drainage Reserve.
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    PLANIT (Rev A) for details of road cross-sections,
    service offsets and drainage reserve specifics.
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Pyrus ‘Chanticleer’ - Ornamental Pear

Angophora costata - Smooth-barked Apple

Melia azederach - White Cedar (Low Fruiting)

Quercus palustris - Pin Oak

Eucalyptus leucoxylon ‘Euky Dwarf’ - Yellow Gum
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1.1 Site Location

The site is identified as 125 – 135 Austin Street, Winchelsea. The site is bound by Austin Street to the south and
Witcombe Street to the north. The western boundary is bound by Stephenson Street.  The site consists of three
Titles, Allotment 1, Section 21 Township of Winchelsea, Allotment 52 Township of Winchelsea and RES1 on
PS822884. The site is irregular in shape with a frontage of approximately 435 metres to Austin Street, a frontage
of approximately 367 metres to Witcombe Street and a frontage of approximately 336 metres to Stephenson
Street. The site has an overall area of approximately 9 hectares. The subject site is located approximately 550
metres east of the town centre of Winchelsea.

Original Aerial of site

Subject site 125-135 Austin Street

125 Austin Street – Land to be included in the approved Development Plan
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Subdivision

Since the approval of the Development Plan and the issue of Planning Permit 20/0448 in August 2021 the staging
of the subdivision of 135 Austin Street has commenced with the completion of stage 1 and construction of stage
2 as indicated below.

Current subdivision of land

1.2 Site context

The subject land is described as generally cleared former farming land that slopes predominately north south.
The land is located to the southeast of central Winchelsea and is surrounded by both developed general
residential land, low density zoned and farming land to the southeast. The subject land also contains a 3.49 ha
open space reserve along the northwest frontage which was recently created from the two lot subdivision of
the subject land and will form part of the extension of the Eastern Reserve.

The site was originally a large parcel of land of 9 ha in close proximity to the town centre of Winchelsea to the
north and west and is zoned to facilitate residential development (General Residential Zone).  Since the issue
of Planning Permit 20/0448 Stages 1 and Stages 2 have been completed which has created 49 residential lots.

The site context includes land at 125 Austin Street which is a former night soil site which has been subject to an
Environmental Audit that has assessed that the land can be developed subject to mitigation measures.  The
land contains some scattered trees that (except for one tree) cannot be retained as the environmental
mitigation measures will impact these trees.

Adjoining the site along the southern boundary at 235 Austin Street is a separate lot which contains remnant
river red gums proposed for retention. The subdivision of this land is outside the scope of this application.
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The proposed residential development of the site has been designed to integrate with the adjoining road
network and adjacent residential developments and thus will provide a positive contribution to the continued
growth of Winchelsea.

Locality Plan
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2.0 Supporting Information

This development plan includes the following reports and assessments that support the future residential
development of the land and the adopted overall design approach.

2.1  Cultural Heritage

A Desktop Due Diligence Assessment was undertaken by TerraCulture, Heritage Consultants (Attachment 2) to
determine the Aboriginal heritage values of the subject site. The summary of the findings and recommendations
are:

 ‘There are no registered Aboriginal places listed for the study area.
 The proposed activity is a high impact activity according to the Aboriginal Heritage Regulations.
 According to the AV sensitivity mapping, the activity area is not an area of Aboriginal cultural heritage

sensitivity.’

2.2 Vegetation Assessment

The site was subject to a Native Vegetation assessment which was undertaken by Mark Trengove (assessment
completed on behalf of Surf Coast Shire) (Attachment 3). The assessment concluded that:

‘The 13.5 hectare site at 135 Austin Street Winchelsea, which is the subject of this report, mostly contains
vegetation that is overwhelmingly exotic and degraded, with four individual isolated indigenous tree
specimens which is comprised of medium old and large old trees.

One scattered trees (Native Vegetation)are proposed to be impacted on. There are no State, National or
Regionally significant plant species recorded within the area.

Should a permit be sought for the removal of the two trees, the off-set requirements would be for the
generation of 0.006 general habitat units.

An updated Vegetation assessment on tree No. 15 (River Red Gum) has also been prepared by Mark
Trengrove. As noted below within section 2.5 (Arborist Assessment) tree No. 15 is proposed to be removed due
to inability to guarantee the long term survival of the tee. The update Vegetation assessment on Tree No. 15
(River Red Gum) advised as follows:

- The application has sought to where possible to avoid and minimise the loss of native vegetation.
- Due to site conditions, being the past use of the site for importing foreign material and associated

disturbance, it has been determined that the tree cannot be safely retained. The tree in question is in
a former waste disposal site that is required, as a condition of the permit, to be remediated. It is not
considered possible to achieve remediation without impacting on the tree.

- Consequently, the clearing of the native vegetation is not able to be avoided.
- No State, National or Regionally significant plant species were recorded within the area proposed to

be impacted on.
- One scattered tree (native vegetation) is proposed to be impacted upon.
- Consequently, there are implications for the current proposal under Clause 52.17.
- Should a permit to remove the area of native vegetation recorded by this assessment be obtained,

the offset requirements would be for the generation of 0.014 general habitat units, with a minimum
strategic biodiversity score of 0.296, plus one large tree, to be achieved within the Corangamite CMA
or Surf Coast Council area. The application is an intermediate pathway assessment.
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2.3 Traffic Assessment

A Traffic Engineering Assessment has been undertaken by Traffix (Attachment 4) which concluded that the
inclusion of the Little Precinct is a minor variation from the endorsed development plan and there is no traffic
engineering reasons why the amended Development Plan should not be approved.

2.4 Bushfire Risk Assessment

A Bushfire Risk Assessment has been completed by South Coast Bushfire Consultants (Attachment 5) which
noted that:

‘The site is within a Bushfire Prone Area of the state and as such all development needs to demonstrate that it
meets the objective of Clause 13.02 Bushfire Planning. The objective of Clause 13.02 is ‘to strengthen the
resilience of settlements and communities to bushfire through risk-based planning that priorities the protection
of human life’.

The site is within a General Residential Zone and the dominant bushfire hazards are grasslands. The proposed
subdivision is within a landscape at a low risk from bushfire.

The proposed development is not within the Bushfire Management Overlay.

The proposed development can mitigate the bushfire hazards and provide adequate separation from the
surrounding hazards, meeting the life safety objectives detailed in Clause 13.02.’

2.5 Arboricultural Impact Assessment

An Arborist Report by Let’s Talk About Trees and Arboricultural Impact Assessment has been undertaken by
Woodland Tree Reports (Attachment 6). The Assessments provide detail in relation to the health of the existing
trees onsite.

The secondary report by Woodland Tree Reports provides detailed and assessment in the recommended
removal of tree No. 15 (River Red Gum) that is currently located within the reserve lot. The main difference
between the original assessment by Let’s Talk About Trees and latest report by Woodland Tree Reports is the
recently updated AS4970 Protection of trees on development site from 2009 to May 2025. The Tree Protection
Zone (TPZ) within the original report has been replaced by the Notional Root Zone (NRZ).

Unfortunately based on the assessment by Woodland Tree Reports the long term survival of the tree is unlikely,
therefore it is recommended to remove the tree. The conclusions and recommendations of the report are as
follows:

- In its current condition, the subject tree provides a low risk although the apparent decline in canopy
health and crown density is a concern.

- If the separation layer is to be installed as per the specification recommended in the DRC
Environmental report (comprise a minimum of 1.0 m thickness of soil classified as Fill Material in
accordance with EPA Publication 1828.3), the tree should be removed prior to works commencing, as
the decline in tree health will increase with crown reduction or total removal inevitable at some stage
if retained.

- Remove the tree prior to any works commencing to allow uninhibited removal of contaminated fill
and installation of the separation layer as per the Construction Environmental Management Plan
provided by DRC Environmental.

- Ensure the appropriate permissions, permits and offsets have been granted prior to removing the
subject tree.
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2.6 Landscape Masterplan

A Landscape Masterplan has been prepared by Weir & Co (Attachment 7) demonstrating the proposed street
tree layout and species within the site. An additional street tree plan will be provided for the Little Precinct in
response to a condition of the planning permit.

2.7 Site Stormwater Management Plan

A Stormwater Management Plan has been prepared by CardnoTGM and Drainage Strategy Advice from
Loetis (Attachment 8). It is concluded that the proposed subdivision will create an increase in impervious
surfaces resulting in an increase in stormwater runoff volumes and contaminant loading. The Stormwater
Management Plan demonstrates that the site can be developed using best practice stormwater
management principles and techniques. The objectives will inform stormwater designs and ensure that
stormwater quality and quantity targets are achieved and maintained.

Also attached is a letter from Loetis engineers which provides an assessment of the stormwater requirements of
the ‘Little Precinct’ and determines that the addition of the Little Precinct site and proposed layout changes
will not negatively impact the drainage outcomes within the site and should be adopted to facilitate
appropriate roadway integration between the development sites.

The Stormwater Management Plan by Cardno TGM modelled the overall development scenario with a
uniform fraction impervious of 75% across the site. The modelled fraction impervious did not take into account
the reduction due to the presence of the eastern reserve, assumed to be 30%. The proposed layout changes
and introduction of the ‘Little Precinct’ will not increase the site fraction impervious above that previously
modelled in the CardnoTGM SWMP June 2021 report.

2.8 Infrastructure Servicing Assessment

An Infrastructure Servicing Assessment has been undertaken by CardnoTGM (Attachment 9) which
demonstrates that the proposed subdivision can be appropriately serviced, subject to relevant approvals from
the service authorities.  Stage 1 has been completed, and Stage 2 is under construction. An electrical kiosk has
been located within the revised reserve area adjacent to the Little Precinct.

2.9 Environmental Assessment

An Environmental Assessment had been undertaken by DRC Environmental (Attachment 10) the assessment
concluded that the land is suitable for sensitive uses and no further mitigation measures are required.

An additional Environmental Audit by Kirsa Environmental has also been undertaken for 125 Austin Street
(Attachment 11) which confirms that subject to some mitigation measures that the site is suitable for future
residential uses.
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3.0 Design Response

3.1 Subdivision Design

The proposed Development Plan by Swanson Surveying with the addition of 125 Austin Street will facilitate
subdivision to create a total of 149 residential allotments.  The proposed lots range from 300m2 to 703m2 in
area. The proposed Development Plan also contains a reserve for drainage and municipal purposes located
along the Austin Street frontage with an area of 4,847m2.

The proposed subdivision consists of a grid style road network which allows the easy movement of pedestrians
and vehicles throughout the subdivision. In addition to this, the design allows for connection to the Princes
Highway to the west and Gladman Street to the north, providing integration to the surrounding
neighbourhood and broader arterial networks. The road network includes a creation of two local roads on the
boundary of the open space reserve to provide easy access and visual surveillance opportunities. The
proposed connector road which extends through the entire subdivision has been designed to both provide
the main access to the subdivision and also substantially sets the subdivision design to allow the creation of a
considerable number of lots orientated to the north.

The road located on the eastern edge of the reserve has been designed to provide connected access and
opportunity for on road car parking for those people attending the reserve Another key feature of the
proposed road network is the 20.4 metre wide connector road which generally runs through the subdivision.
This road will act as the primary access to the subdivision and to Gladman and Austin Streets which provide
access to the Princess Highway.  This road has been designed to facilitate the creation of north/south oriented
lots.

A 3.49 ha open space reserve is located in the northern corner of the site will form an extension to the existing
Eastern Reserve and was created as part of a previous two lot subdivision of the land. The reserve will provide
a significant community asset as well as acting as an attractive landscape reserve for the future residents of
this subdivision.

With the changes to the existing layout and removal of the open space reserve due to the removal of tree No.
15 (River Red Gum) the proposed stages 1 – 8 will contain a total of 129 lots with an average lot size of 461m2

and lot density of 15 dwellings per Net Development Area.

The addition of the Little Precinct will create 20 lots that will be accessed vis a common property road located
through the middle of the subdivision and access along Austin Street. As detailed above the proposed
removal of tree No. 15 (River Red Gum) allows for the removal of the previous reserve with the exception of a
70m2 reserve for an electrical kiosk.

With the inclusion of the “Little Precinct’ stage of 20 lots, the development will contain a total of 149 lots with
an average lot size of 449m2 and lot density of 15.8 dwellings per Net Development Area.

 The proposed development plans by Swanson Surveying are provided within Attachment 1 and extracts
within the figures below.
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Amended Development Plan with the addition of ‘Little Precinct’ – Swanson Surveying

Landscape Master Plan – Weir & Co.
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4.0 Schedule 13 to the Development Plan Overlay

4.1  The Development Plan

The development plan must describe:

 The land to which the plan applies.
 The proposed use and development of each part of the land.
 Any other requirements specified for the plan in a schedule to this overlay.

The development plan may be amended to the satisfaction of the responsible authority.

4.2  Liveable and Sustainable Communities

 A comprehensively planned residential subdivision, incorporating a range of densities, outlining any
proposed staging of development.

 Allocation of land, approximately 3.49 hectares in area, located on the corner of Stephenson and
Witcombe Streets to accommodate the extension of Eastern Reserve.

 Provision of 10% public open space contribution, which must not comprise encumbered land (such as
retarding basins that form part of drainage infrastructure), that will form part of the extension of
Eastern Reserve.

 The location for a possible convenience store to service the local neighbourhood.
 An area of medium density housing that will achieve a density in the order of 15 dwellings per hectare

(exclusive of open space, roads, public utilities, drainage reserves and the like) located adjacent to
the extension of Eastern Reserve.

Comment: The plan of subdivision proposes to create lots which range from 300m2 to 703m2, with average lot
sizes of 449m2 and an ultimate lot density of 15.8 lots per Net Development Area for the entire development, to
meet the emerging and variable housing needs of the Winchelsea community. The lots are an appropriate
size and orientation to provide solar access, private open space and has sufficient area for a dwelling and
onsite parking.

The subdivision has been designed to integrate with the local existing street network with connection to Austin
Street, Stephenson Street and Witcombe Street. These multiple connections will provide outstanding road
connection opportunities and will assist in distributing and reducing the impact of vehicle traffic.

The subdivision features a 20.4 metre wide connector road which is located approximately in the middle of the
subdivision and will act as the main vehicle/pedestrian route to the subdivision from Gladman Street.

The subdivision also features a 3.49 hectare open space reserve located on the corner of Stephenson and
Witcombe Streets to form part of the extension of the Eastern Reserve.  This reserve was created previously via
a two lot subdivision of the land.

Another key feature of the subdivision is the proposed road network surrounding the extension to the eastern
reserve which will provide a key landscape attraction for adjacent residents, excellent access and visual
surveillance opportunities to provide a safe residential estate.

We note that Schedule 13 also requires a 10% open space contribution to be incorporated with the 3.49
extension of the Eastern Reserve. However, we understand that Council has agreed that this requirement is no
longer relevant as indicated in the Section 173 Agreement attached to this title.
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Schedule 13 also requires the provision of a site for a future convenience store.  However, given the subdivision
is only a short distance from the Winchelsea shopping centre area along the Princess Highway it is considered
that such a site is not warranted.

The proposed plan of subdivision will create 149 lots at 15.8 lots per Net Development Area. Whilst this density is
marginally higher that the general requirement to achieve a density in the order of 15 dwellings per hectare
within Schedule 13, we understand this density and the lot range reflects community demand and also
provides density within the Winchelsea town boundary close to all services and conveniences.

4.3 Urban Landscape

 Landscaping which reinforces site components such as entry points and circulation routes.
 A lot design response which incorporates the protection of the remnant large trees identified as

significant in the Mark Trengove 2010 Vegetation Net Gain Assessment report.
 Any works required for the remediation of 235 Austin Street must include measures to protect and

retain the remnant large trees identified in the Mark Trengove 2010 Vegetation Net Gain Assessment
and avoid compaction of root zones.

 A street tree planting program, including a list of indigenous species, number of plants and locations
of proposed planting.

 A prohibition of planting of environmental weeds on any part of the land.

Comment: The application is supported by a Landscape Masterplan by Weir & Co.  The landscape concept
proposes to utilise a variety of tree types to establish streetscape variability and interest for future residents. For
the Little Precinct it is requested that the landscaping requirement be addressed as  condition of a future
planning permit.

The variability of the landscaping also provides visual streetscape variations to establish different entry points
and circulation routes through the subdivision. This also helps establish individual street character to assist in
providing an attractive and diverse neighbourhood.

The approved Vegetation Net Gain Assessment had originally anticipated the retention of large trees
identified within this report. Based on changes to the Australian Standard AS4970 Protection of trees on
development sites and more detailed Vegetation Assessment and Arborist Assessment (as detailed above)
the long term survival of tree No. 15 (River Red Gum) could not be guaranteed and therefore is proposed to
be removed.

Tree No. 15 (River Red Gum) is located in a former waste disposal site that is required as a condition of
approval of the permit to be remediated. Both the Arborist report and Vegetation Assessment have
determined that to achieve the remediation works that the subject tree will be impacted to the extend that
the long term survival is not considered possible.

The reserve that was originally required to protect tree No. 15 is therefore no longer required, A small area of
reserve (70m2) has been retained for a future electrical kiosk.

The Landscape Master Plan includes a list of proposed street tree species that includes the use of native trees.
The Master Plan also illustrates where these tree species will be planted.

In regard to the prohibition of environmental weeds on the land, the land will be weeded and landscaped as
part of the construction of the subdivision.  At the purchase of each lot perspective landowners will be advised
that the planting of environmental weeds is prohibited as required by Schedule 13.

The proposed street plan for the Little Precinct will be provided in response to a condition of the planning
permit for the site.
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4.4  Access and Mobility Management

 A Road Network and Traffic Management Plan, based on an assessment of the traffic generated by
the proposed use of the land, which includes:
o A network designed to reduce traffic speeds and promote community interaction and use of the

road reserve. It should comprise a predominantly grid based layout modified for topographical
conditions (court bowls should not be provided except where they create a pedestrian linkage to
adjoining streets). The network design is to cater for vehicles, pedestrians and cyclists.

o A connector street to link with Gladman Street, which will become the connector route to the
Princes Highway for this residential growth area.

o Street frontages to areas of public open space to maximise surveillance of public areas.
o Pedestrian and cycle routes to link with the extension of Eastern Reserve, and the Princes Highway

for the length of the Austin Street property frontage.

Comment: The Development Plan is supported by an amended Traffic Engineering Assessment Report drafted
by Traffix which addresses the inclusion of the Little Precinct. The subdivision is a grid style design with a number
of road connections to the surrounding street network to promote community interaction, low speed and
traffic volumes to establish a safe and logical road network.  The number of road connections to the
surrounding network also assists with distributing traffic and providing residents with a number of road
connection choices.

The subdivision design features a 20.4 metre wide connector road link through the subdivision from the
Gladman Street and Whitcombe Street intersection through to Austin Street. The plan of subdivision also
includes street frontages along the boundaries of the extended Eastern Reserve to provide visual surveillance
opportunities.

Pedestrian and cycle linkages are proposed along Austin Street frontage, the future connector road and part
of Stephenson Street as indicated in the Traffic and Transport Assessment report by Cardno and the
Development Plan These features will provide pedestrian and cycle access to the Princess Highway as well to
the surrounding area.

4.5 Utilities

 An integrated Stormwater Management Plan, designed with reference to the wider catchment, that
incorporates:
o on site detention,
o water sensitive urban design features,
o best practice stormwater management initiatives,
o opportunities for re-use for immediate or future implementation.

 An urban services report that details how physical infrastructure will be provided in accordance with
relevant authority requirements.

 Use of sustainable lighting technologies as appropriate.

Comment: The Development Plan is supported by a Site Stormwater Management Plan by CardnoTGM, which
recommends the creation of a municipal drainage reserve along the Austin Street frontage.  The reserve will
be developed using best practice stormwater principles and techniques to detain and treat stormwater from
the subdivision.  In addition, Loetis has drafted a letter of support for the Amended Development Plan which
includes the Little Precinct.

The Development Plan is also supported by an Infrastructure Servicing Assessment by CardnoTGM which
indicates that the land can be serviced to facilitate a subdivision.  Sustainable lighting technologies can be
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implemented when the land is subdivided. The sustainable lighting will be designed with illumination levels
appropriate to the lighting environment and generally in accordance with the Road Lighting Design Standard
as nominated in the Australian/New Zealand Standards. The sustainable lighting design will ensure safe and
comfortable movement of vehicular and pedestrian traffic.

As detailed above a small electrical kiosk (70m2) is also proposed within the revised reserve in stage 7
adjacent to the Little Precinct.

4.6  Extension of Eastern Reserve

 A Preliminary Environmental Site Assessment to determine the extent of lead shot on the land from
former Winchelsea Gun Club activities at the Winchelsea Common. The Assessment should include as
appropriate:
o The nature of the previous activities of the Winchelsea Gun Club that may have affected the

subject site.
o How long the land use or activity took place and where the site is contaminated.
o A description of the contamination on and/or under the subject site and its extent.
o Recommendations as to whether, subject to appropriate remediation, the land would be suitable

for the
o proposed use or development.

 The Preliminary Environmental Site Assessment should be conducted by a suitably qualified
professional, to the satisfaction of the responsible authority, in accordance with the National
Environmental Protection Measure (assessment of site contamination) 1999, as amended.

 A Site Remediation Strategy Plan which:

1. Describes the:

(a) Location of possible land and/or groundwater contamination on the subject site.

(b) Potential impacts of any land and/or groundwater contamination (including the potential
for vapour intrusion or gas migration) on the proposed land use, the arrangement of land use
across the land, and any particular design requirements for the development.

2. Provides an assessment of the:

(a) Broad options available for the remediation of soil and/or groundwater including
remediation options taking into account logistics, technology availability, estimated cost, and
likely effectiveness.

(b) Points at which construction would need to stop to ensure appropriate clean-up has
taken place.

3. Makes recommendations about the:

(a) Preferred approach to the remediation of soil and/or groundwater.

(b) Proposed condition after clean-up of the site to suit the proposed uses.

(c) Locations across the site of proposed clean-up work.

(d) Schedule of activities including any staging of the work.

(e) Expected pattern/staging and indicative timeframes for the clean-up of the site (or parts
of the site).

(f) Indicative site management and monitoring controls needed after each clean-up activity.

4. Identifies the parties responsible for key activities and for subsequent site management and
monitoring.
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5.  Except for ongoing site management and monitoring, the remediation works recommended by
the Site Remediation Strategy Plan must be completed prior to the use of the site for public open
space purposes.

Note: A Site Remediation Strategy Plan does not need to include:

 A ‘Clean Up Plan’ or ‘Remediation Action Plan’,
 Engineering design of remediation work,
 Specific contaminant treatment procedures,
 Quantities of work, or validation procedures.

Comment: The Development Plan is supported by a Preliminary Environmental Site Assessment undertaken by
DRC Environmental Consultants which investigated the potential contaminant concerns of the Winchelsea
Gun Clubs activities to the immediate north of the site. The investigation included soil sampling for laboratory
analysis, visual inspection of the site and consideration of the potential for ground water contamination.

The summary of DRCs recommendations includes:

• The condition of the land at this site is suitable for sensitive land uses including school or
childcare centres and is unlikely to be affected by residual lead impacts.

• Further environmental assessment of the site in regard to lead impacts is not required.

• Remedial actions of lead contamination are not required for the site

Land at 125 Austin Street has been subject to a separate Environmental Audit investigation that has
concluded subject to the recommendation of the attached Audit Report that the land is suitable for
residential and public open space uses.



Amendment to the Development Plan Response to Schedule 13 – Town Planning Report
125 – 135 Austin Street, Winchelsea
Anthony Robert Grant Pty Ltd C/- Planit Consulting Pty Ltd
www.planitconsulting.com.au




www.planitconsulting.com.au | Job No.  J8487 Page 19 of 21

5.0 Policy Context

5.1 Local Planning Policy Framework

The following polices apply to this land:

5.1.1  Municipal Strategic Statement

Clause 02.03-1 – Settlement - Provides strategies for the strategic growth directions of the Surf Coast Shire
including Winchelsea which together with Torquay are recognised as the only towns that have capacity for
significant growth.

Clause 02.04-1 – Municipal Strategic Framework Plan
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Clause 02.04-4 Winchelsea framework plan – Shows subject land contained in the settlement boundary
designated for residential growth.

Clause 02.03-6 Housing – Provides strategies which seek to support housing growth in the Shire which includes:

 Support a range of housing types, sizes and configurations to accommodate the future needs of the
growing and changing population.

 Support residential development densities that protect the historic and coastal character of the
settlements.

Clause 16.01-1L-03 Housing diversity in Surf Coast Shire – Provides strategies that encourages smaller dwellings
and lots within walking distance of Winchelsea’s commercial areas and health and education precinct, as
indicated on the Winchelsea framework plan in Clause 02.04.
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Comment: The proposed amendment to the Development Plan is considered to be consistent with the local
planning policies having regard to Winchelsea which is identified as a Urban Growth Centre. The proposal
provides ongoing housing opportunities to support the needs and demands of the community.

Overall, it is considered that the proposed amendment to the Development Plan is supported and
encouraged by the planning policies above.

6.0 Conclusion

The proposed Amended Development Plan in response to the requirements of Schedule 13 to the
Development Plan Overlay provides an appropriate response to deliver a high quality subdivision close to all
the town services of Winchelsea which integrates with the subdivision of the approved Development Plan.

The Amended Development Plan will facilitate the orderly subdivision of the Little Precinct site to provide
opportunity to develop a wide variety of dwellings to meet the variable needs of the Winchelsea Community.
The future subdivision design will also promote walking and cycling opportunities and demonstrates
appropriate integration features with the surrounding road network.

The future subdivision will be landscaped with a variety of tree types to provide visual interest and individual
streetscapes to establish an attractive residential estate. The environmental assessment undertaken to
determine the extent of the lead contamination has revealed that the land is suitable for sensitive uses.

For the reasons outlined in this report, it is considered that the Amended Development Plan is appropriate and
should therefore be supported by Council.

…………………………………………

Nicole Dixon

Victorian Operations Manager

Senior Town Planner
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3. Observations 
 
3.1 The site is a vacant allotment under subdivision development. 

 

3.2 The subject tree is a very large Eucalyptus camaldulensis (River Red Gum) that is located within a 

grassed paddock that is bordered by Austin Street, Stephenson Street and Whitcombe Street, 

Winchelsea.  

 

3.3 The ground level changes with a gradual incline across the Notional Root Zone (NRZ) of the tree 

from the north to the south to just past the trunk, where the incline becomes much steeper out 

towards the southern edge of the NRZ. The image in the Table of Observations on the following 

pages highlights the changes in topography around the base of the tree. 

 

3.4 The tree is referenced as Tree Number 15 in a previous arboricultural assessment report for the 

site under which the main subdivision was approved - ‘135 Austin Street, Winchelsea, 3241, Tree 

Health Assessment Pre Development, Let’s talk About Trees June 2019’.  

 

3.5 A large tree adjacent (Tree No.16) has failed in the root plate and is laying on the ground with 

the crown fallen in a south-east direction. This tree already has approval to be removed. 

 

3.6 Tree Protection Fencing consisting of chain mesh panel surrounds the Tree Protection Zones of 

both Tree No’s 15 and 16. The Tree Protection Zones are based off the Notional Root Zones of 

each tree. The Notional Root Zone of Tree No.15 is a 13.44 metre radius from the centre of the 

tree. 

 
3.7 In relation to the subject tree’s health and structure, the canopy is sparse with small to 

moderate deadwood scattered throughout the crown, small epicormic growth and rubbing, 
crossing and twisted branches making up the majority of remaining canopy.  

 

3.8 There is an active habitat hollow in the upper crown with a large area of bark damage 
surrounding the necrotic sapwood that is exposed around the hollow. 

 

3.9 A smaller habitat hollow is present near the crown union that is compartmentalising well around 
the perimeter of the hollow. 

 

3.10 Apart from a gravel vehicle access road to the north-west of the tree outside of the tree 
protection fence, no other modifications appear to have occurred within the vicinity of the 
subject tree which is confusing given the suggestion by the Surf Coast Shire’s Planning 
Department that earthworks already undertaken on site may have compromised its health.  

 

3.11 The thinning of the crown may be more to do with recent drought conditions and native 
birds that have decimated the large mature tree population throughout the township over the 
last few years. 

 

3.12 The following table of observations is a recording of the health, condition, and other 
relevant notes at the time of inspection.  
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Tree 1. 

 
Genus Eucalyptus  

Species camaldulensis 

Common Name River Red Gum 

Height 18m 

Spread 22m 

D.B.H 1.12m  

T.P.Z 13.44m (radius from centre of tree) 

D.A.G.L. 1.21mm  

S.R.Z. 3.51m 

Age Mature 

Health Fair 

Structure Fair 

Condition Fair 

Amenity Value Moderate 

U.L.E 10-20 years 

Risk Rating Low 

Summary Large single trunked tree in fair health with moderate sized deadwood 
scattered throughout the crown. Small habitat hollows on south-east side of 
crown and bark damage in unions from birds.  
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4. Discussion 

 
4.1 This assessment has been commissioned to not only provide details around the health, condition 

and risk level associated with the subject tree, but also to discuss the long-term viability of 
retaining this tree and options available to manage it. 
 

4.2 The subject tree has been identified to be retained as part of an open space tree reserve within 

the proposed subdivision.  

 

4.3  The main reasoning for this assessment and report is to determine whether the removal of 

contaminated fill and the placement of clean fill (separation layer) throughout the area 

surrounding and adjacent to the tree, will impact the Notional Root Zone (NRZ) and Structural 

Root Zone (SRZ) to a level where the loss of the tree cannot be avoided.  

 

4.4 Below is a snip of the reserve footprint from the Landscape Master Plan with the contaminated 

fill depth heat map overlayed to show the area of contaminated fill in relation to the subject tree 

and Notional Root Zone.  
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4.5 The following points are based on the image on the previous page of the subject tree within  

Reserve No.1 and heat map overlayed with the area of incursion into the NRZ of the subject 

tree. 

 

4.5.1 The majority of the NRZ is coloured green indicating the fill depth is between 0m to 0.7m. 

4.5.2 The area highlighted blue indicates the fill depth is between 0.7m to 1.0m in depth. This is 

an area of 73.23m2 which equates to 12.9% of the NRZ 

4.5.3 The area highlighted yellow indicates the fill depth is between 1.0m to 1.5m. This is an area 

of 26.31m2 which equates to be 4.64% of the NRZ. 

4.5.4 The overall NRZ encroachment where there is guaranteed fill that has to be excavated (blue 

and yellow areas only) equates to a total area of 99.54m2 which is 17.54% of the NRZ. This 

percentage is classed as Moderate Encroachment under the revised Australian Standard 

AS4970.2025 Protection of trees on development sites (2025). 

 

4.6 Although it appears the blue and yellow areas need to be cut to allow the removal of 

contaminated fill, the following statement and discussion points from the Construction 

Environmental Management Plan provided by DRC Environmental contradicts that assumption 

(see underlined section of statement below). 

 

4.6.1 Soil Management Procedures 

A separation layer is the key component of the future site management strategy, and it is 

intended not just to prevent future site users from being exposed to the waste within the fill 

soils, but also to minimise the potential activities that might need to be carried out in the 

future development that might need to penetrate the separation layer and expose the waste 

materials. 

4.6.2 Procedure for the installation of a physical separation layer  

Specification  

A physical separation layer is to be constructed over the entire site area to prevent future site 

users from exposure to the waste within the existing fill soil profile. The separation layer will 

comprise a minimum thickness of clean fill soils, concrete, pavement or other barrier (i.e. 

building coverage) as agreed with the Environmental Auditor.   

The separation layer within the reserve area and tree protection zone in the northern corner 

of the site is to comprise:  

− A minimum of 1.0 m thickness of soil classified as Fill Material in accordance with EPA 

Publication 1828.3; and  

− A boundary retaining wall surrounding the separation layer soils. 

It is anticipated that this area of the site will have a finished ground surface level that is 

above the remainder of the site as excavation within this area will not be permitted so to 

protect the existing tree. The separation layer will therefore be supported by the surrounding 

retaining wall. 

 

4.7 Based on this statement, the main area of concern and encroachment into the NRZ will be from 

the 1.0m thick separation layer required across the entire reserve. 
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4.8 Recently the Australian Standard AS4970.2009 Protection of trees on development sites (2009) 

was updated to AS4970.2025 Protection of trees on development sites (2025) which was 

published in May 2025.  

 

4.9 As such the measurement for tree protection outlined in the previous version of the standard 

has been superseded with the Tree Protection Zone (TPZ) replaced by the Notional Root Zone 

(NRZ). 

 

4.10 The percentage of acceptable encroachment of up to 10% has also changed with the 

following  three (3) levels now determining what can occur within the Notional Root Zone: 

 

4.10.1 Minor encroachment is less than or equal to 10% of the area of the NRZ (Notional Root 

Zone). 

 

4.10.2 Moderate encroachment is greater than 10% and less than or equal to 20% of the area of 

the NRZ (Notional Root Zone). 

 

4.10.3 Major encroachment is greater than 20% of the area of the NRZ (Notional Root Zone) or 

inside the SRZ (Structural Root Zone). 

 

4.11 With the specification of the separation layer advising it is to be installed within the reserve 

area and tree protection zone in the northern corner of the site and is to comprise a minimum of 

1.0 m thickness of soil classified as Fill Material in accordance with EPA Publication 1828.3, the 

encroachment of the NRZ is classed as Major.  

 

4.12 Although the Construction Environmental Management Plan provided by DRC 

Environmental advises that excavation will not occur within the NRZ or SRZ of the subject tree, 

any encroachment including fill and compaction to provide the separation layer will impact the 

health of the subject tree as it impacts the availability of water and oxygen, which will in turn 

cause the health of the tree to decline. 

 

4.13 As advised in the previous arboricultural assessment report for Tree No.14, Tree Health and 

Impact Assessment 125 Austin Street, Winchelsea – Pre development of the site. Review of 

tree to be retained provided in July 2023 by Let’s Talk About Trees, - ‘there is no means of 

retention of this tree post development. The tree cannot be retained and the soils beneath it 

capped. Even if this were possible the tree would become alienated from it soil profile, effectively 

‘perched’ on a mound beneath the ground, lose all available nutrient and water and undergo 

rapid decline until death. As such the tree has no useful life expectancy following the 

requirements of the site development.’ 

 

4.14 If the subject tree were to be retained and the 1 metre deep separation layer installed 

around the tree including up the trunk, the eventual decline in health would increase the risk of 

branch failure occurring. The increased risk to users of the reserve would need to be regularly 

mitigated where reduction of the crown and only retention of the larger scaffolds where habitat 

is present may be the recommended outcome. 
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5. Conclusion 
 
5.1 In its current condition, the subject tree provides a low risk although the apparent decline in 

canopy health and crown density is a concern.  
 

5.2 If the separation layer is to be installed as per the specification recommended in the DRC 
Environmental report (comprise a minimum of 1.0 m thickness of soil classified as Fill Material in 
accordance with EPA Publication 1828.3), the tree should be removed prior to works 
commencing, as the decline in tree health will increase with crown reduction or total removal 
inevitable at some stage if retained.  
 

 

6. Recommendations 
 
6.1 Remove the tree prior to any works commencing to allow uninhibited removal of contaminated 

fill and installation of the separation layer as per the Construction Environmental Management 
Plan provided by DRC Environmental. 
 

6.2 Ensure the appropriate permissions, permits and offsets have been granted prior to removing 
the subject tree. 
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7. Appendix 1. Aerial Image with tree location. 

  
  

● 

Subject Tree (No.15) 
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8. Appendix 2. Excerpt of Landscape Master Plan 

 

Subject Tree (No.15) 
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9. Appendix 3. Fill depth heat map (subject tree position and reserve boundary overlayed). 
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10. Appendix 4. Photos 

  
  

Subject Tree 
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Bark damage from birds 
surrounding habitat hollow 
and necrotic sap wood. 

Bark damage from birds 
has exposed sap wood 
in the branch union. 

Bark damage from birds  in 
union and small habitat 
hollow with reactive tissue 
forming around perimeter.  
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12. Descriptors 

12.1  Risk Rating: 

12.1.1 High: Severe structural or health problems. These are indicating imminent failure and cannot 

be satisfactorily rectified by any reasonable financial input, or heightened management 

regime. Trees in this category are usually recommended for removal, but it is recognised 

that some trees will always be worthy of retention of due to their significance. In these 

cases, the decline of the tree maybe to the extent that all works will only slow the failure.  

12.1.2 Medium: Moderate structural or health problems that can be managed to prevent the tree 

from increasing in risk of failure. Trees in this category will require financial and 

management commitments to maintain them in their current condition. The works that are 

needed will often need to be ongoing and not a single solution. In some cases, work that is 

conducted may reduce the risk to low. 

12.1.3 Low: No significant problems are apparent. Health and structure are classed as fair, and the 

tree is actively repairing or controlling any damage or attack. Low rating does not imply that 

the tree will not fail.  

 

12.2  Age: 

12.2.1 Juvenile: Tree is actively growing and is still in its establishment phase. Tree currently makes 

little contribution to the amenity of the landscape. Trees of this age are possible candidates 

for relocation during development. 

12.2.2 Semi-mature: Tree is still actively growing but has reached an age and size where it is 

starting to contribute to the landscape. The size of the tree would still be expected to 

increase considerably given no significant changes to the current situation. 

12.2.3 Mature: Tree growth has slowed, and the size of the tree would not be expected to increase 

considerably without significant changes to the current situation (e.g., vegetation removal). 

Tree is not exhibiting any major signs of health or structural weakness as a result of age. 

12.2.4 Senescent: Tree is in decline. Trees in this category may not be especially large or old, but 

are reaching the end of their expected life, often indicated by extreme poor health. 

12.3 Health:  

12.3.1 The tree’s health is rated as Good, Fair and Poor as listed below. Tree ratings of Fair-Good 

and Fair-Poor indicate that the tree falls between the two categories. Dead trees are not 

given a rating but are listed as Dead. Ratings generally meet the following descriptions: 

12.3.1.1 Good: Tree is showing no obvious signs of poor health or stress. With a dense canopy 

that is free of dieback. Rot or pathogens are not obvious or are not considered to be a threat 

to the tree. Growth rates are acceptable. 

12.3.1.2 Fair: Tree is showing signs of reduced health or stress. This is apparent through 

moderate foliage density, minor dieback, moderate stress response growth, minor to 

moderate rot, moderate pathogen infestation, stunted growth or a combination of the 

above symptoms. 

12.3.1.3 Poor: Tree is showing signs of poor health and/or severe stress. This is apparent 

through either low foliage density, moderate to large-scale dieback, severe stress response 

growth, severe rot, severe pathogen infestation, failure of wounds to heal, overall tree 

decline or a combination of the above symptoms. 
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12.4 Structure:  

12.4.1 The tree’s structure is rated as Good, Fair and Poor. Tree ratings of Fair-Good and Fair-Poor 

indicate that the tree falls between the two categories. Generally, the structure rating is 

based on the tree’s likelihood of failure. However, it must be noted that this is not a full 

hazard or failure assessment of the tree. 

12.4.1.1 Good: Tree has no obvious structural defects and is therefore not considered likely 

to fail. 

12.4.1.2 Fair: Tree has at least one obvious structural defect, but this is manageable and of 

only moderate failure risk or the piece likely to fail may be small. Structural defects that may 

contribute to a fair rating are as follows: 

Poor branch attachment (including deadwood and large epicormics); Bifurcated, but 

with a join that is solid; Moderate trunk lean but without other defects; Minor damage 

to the trunk base; Rot or other damage starting to compromise the structure; History of 

shedding minor branches. 

12.4.1.3 Poor: Tree has at least one structural defect that is severe and considered to have a 

relatively high risk of failure. If targets are present then defect(s) require treatment, or 

alternatively the tree should be removed. In some cases, removal may be the only option for 

these trees. Structural defects that may contribute to a poor rating are as follows: Poor 

branch attachment (including deadwood and large epicormics); Bifurcated with swelling 

and/or included bark; Severe trunk lean associated with other defects such as injury in the 

plane of lean of root plate lift; Major damage to the trunk base or root system; Rot or other 

damage severely compromising the structure; History of shedding large branches. Structural 

defects may include one or many of the above. 

 

12.5 Amenity value: 

12.5.1 Very Low: Tree makes little or no contribution to the amenity value of the site or 

surrounding area. In some cases, the tree may be detrimental to the area’s amenity value 

(e.g., unsightly, risk of weed spread). 

12.5.2 Low: Tree makes some contribution to the amenity value of the site but makes no 

contribution to the amenity value of the surrounding area. Removal of the tree would result 

in little loss of amenity. Juvenile trees (including street trees) are generally included in this 

category; however, they may have the potential to supply increased amenity in the future. 

12.5.3 Medium: Tree makes a moderate contribution to the amenity of the site and/or may 

contribute to the amenity of the surrounding area. 

12.5.4 High: Tree makes a significant contribution to the amenity value of the site, or tree makes a 

moderate to significant contribution to the amenity vale of the larger landscape. The 

amenity value rating considers the impact the tree has on any neighbouring sites as being of 

equal importance to that supplied to the subject site. However, trees that contribute to the 

amenity of the general area (e.g., streetscape) are given greater weight. Comments: Any 

additional comments in relation to the above categories. 
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12.6 ULE: 

12.6.1 The Useful Life Expectancy of the tree from a health, structure, amenity and weediness 

viewpoint given no significant changes to the current situation. This category is difficult to 

determine, and should be taken as an estimate only, in addition to this, factors not observed 

at the time of inspection can lead to tree decline. 

12.6.1.1 0: Tree is a hazard or a weed and should be removed immediately. 

12.6.1.2 0-10: Estimated SULE of less than 10 years. 

12.6.1.3 10-20: Estimated SULE of 10 to 20 years. 

12.6.1.4 20+: Estimated SULE of 20 years or greater. 

 

12.7 Recommendation:  

12.7.1 Remove: Tree is either not worthy of retention or requires removal (e.g., weed species). 

12.7.2 Retain or Remove: Tree does not require removal but is of low retention value. 

12.7.3 Retain if practical: Tree has a moderate retention value and should be retained if possible, 

during any development of the site. 

 

12.8 TPZ: 

The Tree Protection Zone of the tree measured as a radial distance in metres from the centre of the 

trunk. The TPZ is calculated using the method specified in Australian Standard AS4970-2009 

Protection of trees on development sites. 

 

12.9 D.B.H 

This is a measurement of the main stem at a height of 1.4m above the natural ground level. On 

sloping ground, the height measurement is taken from a point midway across the slope. Multi stems 

are measured individually (up to five stems). The squared values of each of these measurements is 

added together and then the square root value found. 
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13. Terms and Limitations of the Report 

 
13.1 Any legal information in the report has been provided to the authors by an external source, 

and it is assumed to be correct. All references to property title and/or control of ownership of 

land are assumed to be correct as the authors has been advised. 

 

13.2 Great care has been taken in sourcing information for this report so as it is correct. The 

authors cannot be responsible for information provided which is not directly under their control. 

 

13.3 The report authors shall not be required to give testimony or attend court for any matter in 

relation to this report unless further contractual arrangements have been made. 

 

13.4 This report is not to be altered in any way. It has been produced as a whole document and is 

intended for use as a whole document. Any changes or modifications are not to be undertaken. 

If this occurs the report shall be rendered invalid. 

 

13.5 The content of this report is produced in the full and honest opinion of the authors. In no 

way is it biased or weighted. 

 

13.6 No diagrams, pictures or other reference material in this report is said to be to scale or value 

unless stipulated. All measurements and values are made to the best of the author’s ability at 

the time of the report being compiled. Care should be taken, and clarification sought before 

using as final measurements for whatever reason. 

 

13.7 This report is developed around the information provided by the client in the assignment 

section of the report. Only issues and locations covered in the assignment section are discussed 

in this report. 

 

13.8 All details, information and advice contained in this report have been researched and 

reference. Where no reference is included, it is the authors learned opinion, experience and 

observations. 

 

13.9 No section of this report may be reproduced for any reason without the written permission 

of the authors. 
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1 INTRODUCTION  
1.1 Project Background  
 

An area of approximately 13.5 hectares situated at 135 Austin Street Winchelsea is subject to 

a residential sub-division.  This report was commissioned by Rodney Guye to assess the 

quantity and significance of a single native tree (native vegetation) present on the subject site 

that is required to be removed. 

 

Under Clause 52.17 of the Planning Scheme, the State has gazetted the Native Vegetation 

Removal Regulations. The Native Vegetation Removal Regulations ‘introduce a risk-based 

approach to assessing applications to remove native vegetation’.  (DEECA website i).  

 

Refer to Section 5.1 for further discussion. 

 

1.2 Objectives  
 

The objectives of this investigation are to: 

 

• Assess the single tree proposed to be removed. 

• Assess the implications of relevant government policy and legislation (Clause 52.17). 

 

1.3 Study Area  
 

The study area is privately land of approximately 13.5 ha situated at 135 Austin Street 

Winchelsea that is currently subject to a residential sub-division.  It has a history of grazing 

and appears to have been subjected to ploughing, rock removal and nutrient enrichment and 

dumping of foreign material at the tree location.  

 

The study area is located within the Surf Coast Shire. The study area is within the Victorian 

Volcanic Plains bioregion (DEECA Website ii) and is located within the Corangamite 

Catchment Management Authority area.  

 

A previous study (MTES 2020) describes the vegetation of the study area. 

 

The Planning Permit (PP# 20/0448) allowed for the removal of native vegetation being 2 

scattered trees within the previous five years. 

 

The location of the study area is shown on Figure 1. 
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Figure 1. 135 Austin Street Winchelsea. Location in blue outline. 

 

1.4 Proposed Development  
 

The proposed use is to develop a sub-division, as shown on Figure 2 Development Plan. 

 

 
Figure 2. 135 Austin Street Winchelsea. Proposed development plan. 
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2 METHODS  

2.1 Taxonomy 
 

Scientific names for plants follow the Vicflora (RBG website i).  Common names for plants 

follow the Flora of Victoria Vols 2-4 (Walsh and Entwisle 1994-1999). 

 

2.2 Literature and Database Review 
 

Relevant literature and databases, including data from the NVR tool (DEECA website ii) 

were reviewed. 

 

2.3 Field Survey  
 

The site was inspected on foot on the 13th of October 2025. The tree site was traversed. 

Records were taken of all indigenous vascular plant and dominant exotic plant species.  

Observations were made of the existing habitat values. Records were taken of all native 

vascular plant species. 

 

EVCs were determined by reference to the relevant bioregion mapping and benchmarks 

descriptions and review of remnant vegetation in the local area.  

 

2.4 Limitations  
 

The assessment was conducted during early spring, a time of year that is suitable for the 

detection of most flora species likely to occur on site. The site was unslashed and ungrazed at 

the time of survey.  

 

Due to the overwhelmingly degraded condition of the study area vegetation, the site 

inspection is considered sufficient to assess the ecological values of the site.  The survey 

includes only vascular flora. Fauna surveys were not undertaken. 

 

There are not considered to be any significant limitations to the finding of this study.  

 

Mark Trengove is a suitably qualified ecologist and is a DEECA accredited VQA assessor. 
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2.5 Defining Significance  
 

A number of criteria are applied in order to assess the significance of flora species and 

vegetation communities.  The definition of the criteria is detailed in Appendix 1. 

 

2.6 Defining and Assessing Vegetation 
 

Native vegetation in Victoria has been defined by DEECA as belonging to two categories. 

These are: 

 

Patch native vegetation 

 

Patch native vegetation is either: 

• any area of vegetation where at least 25 per cent of the total perennial understorey 

plant cover is native 

• any area with three or more native canopy trees where the canopy foliage cover is 

overlapping. 

• Current wetlands as mapped by DEECA. 

 

Scattered Tree native vegetation 

 

Scattered tree native vegetation is:  

• a native canopy tree that does not form part of a patch.  

 

 

Habitat Hectares 

 

Habitat hectare (Vegetation Quality Assessment v1.3) is a site-based measure that combines 

extent and condition of native vegetation. The current condition of native vegetation is 

assessed against a benchmark for its Ecological Vegetation Class (EVC). EVCs are 

classifications of native vegetation types. The benchmark for an EVC describes the attributes 

of the vegetation type in its mature natural state, which reflects the pre-settlement 

circumstances. The condition score of native vegetation at a site can be determined through 

undertaking a habitat hectare assessment. 

The habitat hectares of native vegetation is calculated by multiplying the current condition of 

the vegetation (condition score) by the extent of native vegetation. (DEECA website ii). 
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3 RESULTS  
3.1 Ecological Vegetation Class  
 

Ecological Vegetation Classes (EVCs) are the primary level of classification of vegetation 

communities within Victoria. An EVC contains one or more plant (floristic) community and 

represents a grouping of vegetation communities with broadly similar ecological attributes.  

Classification of EVCs in this report follows Oates and Taranto (2001).  

 

The pre-1750 EVC mapping of the study area undertaken by DEECA (DEECA Website i) 

indicates that the study area was comprised of EVC 55 Plains Grassy Woodland.  EVC 55 

Plains Grassy Woodland has a bioregional conservation status of ‘Endangered’ in the VVP 

bioregion (DEECA website ii).  

 

The current study records native vegetation that accords with EVC 55 Plains Grassy 

Woodland within the study area (Table 1). 

 

Refer to Figure 3 for DEECA EVC mapping. 
 

 
Figure 3. Distribution of EVCs pre-1750 (DEECA Website ii). 
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3.2 Flora  
 

A total of 1 indigenous plant species were recorded from the study area (refer to Table 1).   

 

Table 1 Indigenous Plant Species  

   

Botanical Name Common Name Status 

Eucalyptus camaldulensis River Red Gum L 

 

Status  L - Local Conservation Significance 

 

 

3.3 Vegetation Condition  
 

The vegetation of the study area is described as follows. 

 

▪ One individual native tree which occurs towards the north sector of the study area, a 

mature tree with an entirely exotic understory (Figure 4 and Plate 1).  
 

4 ECOLOGICAL SIGNIFICANCE 
4.1 Significant Flora  
 

The one indigenous plant species recorded during this survey is assessed to be of Local 

Conservation Significance (refer to Table 1). 

 

4.2 Significant Plant Communities  
 

EVC 55 Plains Grassy Woodland has a bioregional conservation status of Endangered within 

the Victorian Volcanic Plains bioregion (refer to 3.1). 
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5 LEGISLATION AND GOVERNMENT POLICY  
5.1 Native Vegetation Permitted Clearing Regulations 
 

Under Particular Provision (Native Vegetation Clause 52.17) the State has gazetted the Native 

Vegetation Permitted Clearing Regulations. The Regulations ‘introduce a risk based approach 

to assessing applications to remove native vegetation’ (DEECA website i). Native vegetation 

is defined in Clause 72 of the Victoria Planning Provisions as plants that are indigenous to 

Victoria, including trees, shrubs, herbs and grasses. Plants from other states or overseas are not 

native and the permitted clearing regulations do not apply if they are being removed. The 

Guidelines considers the biodiversity value of native vegetation by measuring the following 

two components:  

• Site-based information that can be measured or observed at a site.  

• Landscape scale information that cannot be measured or observed at the site and is 

included in maps and models (DELWP 2017). 

 

The purpose of Clause 52.17 is to ensure that there is no net loss to biodiversity as a result of 

the removal, destruction or lopping of native vegetation. This is achieved by applying the 

following three step approach in accordance with the Guidelines for the removal, destruction 

or lopping of native vegetation (Department of Environment, Land, Water and Planning, 

2017) the Guidelines:  

 

1. Avoid the removal, destruction or lopping of native vegetation.  

2. Minimise impacts from the removal, destruction or lopping of native vegetation that cannot 

be avoided.  

3. Provide an offset to compensate for the biodiversity impact if a permit is granted to re 

move, destroy or lop native vegetation.  

 

To manage the removal, destruction or lopping of native vegetation to minimise land and 

water degradation. (DEECA Website i). 

When native vegetation removal is permitted, an offset must be secured which achieves a no 

net loss outcome for biodiversity. To achieve this the offset makes a contribution to 

Victoria’s biodiversity that is equivalent to the contribution made by the native vegetation 

that was removed. The type and amount of offset required depends on the native vegetation 

being removed and the contribution it makes to Victoria’s biodiversity. 

 

The three assessment pathways are:  

• Basic – limited impacts on biodiversity.  

• Intermediate – could impact on large trees, endangered EVCs, and sensitive wetlands 

and coastal areas.  

• Detailed – could impact on large trees, endangered EVCs, sensitive wetlands and 

coastal areas, and could significantly impact on habitat for rare or threatened species.  

 

The assessment pathway of an application is determined in accordance with the following 

requirements.  
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Implications for the current proposal are discussed as follows. Refer to Figure 4 for Location 

mapping (DEECA data). The site is not subject to a DEECA current wetland layer. Clearing 

of native vegetation has occurred in the previous five years and is accounted for in this 

assessment. 

 

5.1.1 Patch Native Vegetation 

 

Under the Native Vegetation Permitted Clearing Regulations, any areas of patch native 

vegetation that are proposed to be removed are subject to protection/and or recruitment 

offsets, depending upon the characteristics of the site. 
 

No areas of patch (native vegetation) were recorded. 
 

5.1.2 Scattered Tree Native Vegetation 

 

Under the Native Vegetation Permitted Clearing Regulations, any scattered tree native 

vegetation that is proposed to be removed are subject to protection/and or recruitment offsets, 

depending upon the characteristics of the site. Scattered trees, that is, mature native canopy 

trees that exist outside of a patch, are also assessed under the Regulations. Within the 

bioregion, EVC 55 has Eucalyptus spp as ‘canopy trees’. For practicality, a standard extent 

amount has been developed for scattered trees, based on the habitat hectare assessment 

method. 

 

One large scattered tree (native vegetation) was recorded that is proposed to be removed. 

Refer to Figure 4, Table 2 and Plate 1. 
 

Table 2  Native trees recorded this study 
 

Tree # Botanical Name DBH 
cm  

Age Class TPZ Impact 

A Eucalyptus 
camaldulensis 

101 Large scattered 
tree 

12m Yes 

 

Refer to Figure 5 for the location of the recorded native tree vegetation. 

 

Determining the Tree Protection Zone (TPZ) 

The radium of the TPZ is calculated for each tree by multiplying its DBH x 12. TPZ = DBH x 12 
(Australian Standard AS4970-2025   Protection of trees on development sites).  Where DBH = trunk 

diameter measured at 1.4 metres above ground. Radius is measured from the centre of the main stem 

at ground level. A TPZ should not be less than 2 metres no greater than 15 metres (except where 

crown protection is required.). (refer to Appendix 2). 
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5.1.3 Implications 

 

The results show that the current native vegetation condition for the study area consists of 

one large scattered tree (0.07 ha of native vegetation) that is proposed to be removed. 

Consequently, there are implications for the removal of vegetation under the Native 

Vegetation Permitted Clearing Regulations. A permit is required to be obtained to remove 

this vegetation. In keeping with the requirements of the Regulations the DEECA Native 

Vegetation Removal online tool (DEECA website v) has been utilized to generate a Native 

vegetation removal report (ID: 365_20251015_3WF) to determine the assessment pathway 

and to calculate any vegetation offset requirements. An application to remove the recorded 

native vegetation would be assessed as assessed to be an intermediate pathway application.  

 

Should a permit to remove the native vegetation recorded by this assessment be 

obtained, the offset requirements would be for the generation of 0.0014 general habitat 

units, with a minimum strategic biodiversity score of 0.296, plus one large tree, to be 

achieved within the Corangamite CMA or Surf Coast Council area. (Appendix 3). 

 

 
Figure 4. Location of native vegetation recorded this assessment and proposed to be removed 

(1 large scattered tree) in pink. 
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Figure 5. Summary of offset implications, incorporating past clearing. 

 

Refer to Appendix 3 for the Native vegetation removal report. Refer to Plate 1 for a 

photograph of the vegetation.  
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Figure 6. Distribution of vegetation according to ‘Location’. Green equates to ‘Location 1’ 

(i.e. lowest risk), dark green equates to Location 2 (i.e. medium risk). (DEECA Website i). 

The study area is located within Locations 1 and 2. The proposal requires the removal of 

‘scattered tree’ native vegetation within Location 1.  

 

5.1.4 Avoid and minimise 

 

The application has sought to where possible to avoid and minimise the loss of native 

vegetation.  

 

Due to site conditions, being the past use of the site for importing foreign material and 

associated disturbance, it has been determined that the tree cannot be safely retained. The tree 

in question is in a former waste disposal site that is required, as a condition of the permit, to 

be remediated. It is not considered possible to achieve remediation without impacting on the 

tree. 

 

Consequently, the clearing of the native vegetation is not able to be avoided. 
 

5.1.5 Achieving Offsets 

 

A search of the DEECA offset data base (DEECA website v) indicates that there is 

reasonable assurance that an appropriate 3rd party offset is available. Refer to Appendix 4 

(Report ID: 32309). 
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6 CONCLUSIONS 
 

Description 

 

The land at 135 Austin Street Winchelsea that is the subject of this report has been subjected 

to past disturbance and contains vegetation that is degraded and is comprised of one native 

tree and exotic plant species.  

 

 

Implications  

 

No State, National or Regionally significant plant species were recorded within the area 

proposed to be impacted on. 

 

One scattered tree (native vegetation) is proposed to be impacted upon. 

 

Consequently, there are implications for the current proposal under Clause 52.17. 

 

Should a permit to remove the area of native vegetation recorded by this assessment be 

obtained, the offset requirements would be for the generation of 0.014 general habitat units, 

with a minimum strategic biodiversity score of 0.296, plus one large tree, to be achieved 

within the Corangamite CMA or Surf Coast Council area. The application is an intermediate 

pathway assessment. 

 

 

Limitations 

 

There are not considered to be any significant limitations to the findings of this study.  

 

  



Vegetation Assessment 135 Austin St Winchelsea    MTES  Final    October 2025  17 

Appendix 1 ASSESSING CONSERVATION SIGNIFICANCE 
 

Conservation significance is assessed at a range of scales, including national, state, regional 

and local.  Criteria used for determining the conservation significance of flora at national to 

local scales are presented below for botanical conservation significance. 

 

Botanical Significance  

 

National botanical significance applies to an area when it supports one or more of the 

following attributes: 

 a population of at least one nationally threatened plant species listed by Briggs and Leigh 

(1996) or plant species listed on the schedules to the Commonwealth Environment Protection 

and Biodiversity Conservation Act 1999. 

 A nationally threatened ecological community listed on the schedules of the Environment 

Protection and Biodiversity Conservation Act 1999. 

 

State botanical significance applies to an area when it supports one or more of the following 

attributes: 

 A population of at least one plant species threatened in Victoria, as listed in the 

unpublished records of the Flora Information System (NRE), or on the schedules to the 

Victorian Flora and Fauna Guarantee Act 1988. 

 An ecological community considered threatened in Victoria through its listing on the 

schedules of the Flora and Fauna Guarantee Act 1988. 

 

Regional botanical significance applies to an area that supports one or more of the following 

attributes: 

 Supports a population of one or more regionally depleted species defined in a valid 

regional assessment of biodiversity (eg. Regional Native Vegetation Plan, Environment 

Conservation Council Report or Comprehensive Regional Assessment documents). 

 An ecological vegetation class that is considered endangered or vulnerable in a particular 

bioregion (based on Conn 1993 and the Regional Native Vegetation Plan). 

 An ecological vegetation class that is considered depleted in a particular bioregion (based 

on Conn 1993 and the Regional Native Vegetation Plan). 

 

Local botanical significance applies to all remnant native vegetation that does not meet the 

above criteria.  In much of Victoria native vegetation has been so depleted by past clearing 

and disturbance that all remaining vegetation must be considered to be of at least local 

conservation significance. 
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Appendix 2 Determining the Tree Protection Zone 
 

Determining the Tree Protection Zone (TPZ) 

The radium of the TPZ is calculated for each tree by multiplying its DBH x 12. TPZ = DBH x 12 (Australian 

Standard AS4970-2025   Protection of trees on development sites) 

Where 

DBH = trunk diameter measured at 1.4 metres above ground.  

Radius is measured from the centre of the stem at ground level. 

 

A TPZ should not be less than 2 metres no greater than 15 metres (except where crown protection is required.). 

Some instances may require variations to the TPZ. 

 

A tree is deemed to be impacted upon if greater than 10% of the TPZ area is to be disturbed. 

 

 

Indicative Size of Tree Protection Zone 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Tree Trunk 

Tree Canopy 

Edge of Tree Protection Zone 

 

Outer edge of Tree Protection 

Zone x metres  (DBH x 12) 

from centre of tree 
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Appendix 3 Native vegetation removal report 
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Appendix 4 Report of available native vegetation credits 
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Plates 1 Site Photograph 
 

 
Plate 1. Tree A. 
 


