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Planning Scheme Amendment C186 and Planning permit application YR-2019/131 – 361-365 Mt Dandenong 
Tourist Road, Sassafras: Assessment of submissions 

Agency comments 

Agency Response and recommended changes 

Country Fire 
Authority – 
Submitter 85 

The Country Fire Authority (CFA) made a submission and subsequently made two additional submissions, including a recent late submission. In 
summary, the CFA submitted that the proposal does not adequately consider bushfire risk. The CFA also provided further comments on the 
proposed SCO. 

Officers previously raised concerns about the level of information provided to satisfactorily address bushfire risk, including; providing a new 
Bushfire Management Statement and assessing the proposal against Clause 13.02-1S (Bushfire Planning). The Minister for Planning’s office 
did not specify an updated Bushfire Management Statement as part of granting authorisation to prepare and exhibit the amendment. 

In response to the CFA’s submission, the proponent has provided a Strategic Bushfire Assessment addressing the following matters: 

 Bushfire policy 

 Bushfire hazard at the landscape scale 

 Bushfire hazard at the site scale 

 Shelter options 

 Strategic access 

 Biodiversity 

 Clause 13.02 assessment 

In addition, the proponent has provided a new Bushfire Management Statement to address the requirements of the BMO (Clause 44.06). Both 
documents were provided to the CFA for further comment, who still have concerns with the proposal and information provided with the 
application, including: 

 The assessment relies on a low threat vegetation assessment for areas immediately surrounding the land. Instead, the immediately 
adjacent vegetation should be considered modified and the proposal assessed accordingly. 

 A Bushfire Attack Level 29 (BAL-29) should apply to the site, rather than the exhibited BAL-12.5. 

 A more rigorous response and assessment associated with the use, occupant numbers, building construction and design, vegetation 
management and defendable space is required before a shelter in place option can be contemplated. Exclusively relying on a higher 
BAL-29 construction standard is inappropriate. 

 Accommodation, medical centre and place of assembly uses should be prohibited on the site. 

 The businesses operating from the site should close on days of severe, extreme and code red fire danger ratings. 

Changes have been proposed in response to the CFA’s comments.  It is proposed to apply the SCO to the site and include relevant 
requirements in an Incorporated Document. The Incorporated Document prohibits uses that could generate large numbers of people, including 
accommodation, place of assembly and hospital and requires the preparation of an Emergency Management Plan. In addition, the proposed 
Incorporated Document requires businesses operating from the site to close on days of severe, extreme and code red fire danger ratings. The 
SCO requires the existing buildings on site to be retrofitted to a minimum building standard of  BAL-29, which is also replicated in the updated 



2 
 

Agency Response and recommended changes 

planning permit. In their later submission, the CFA supports the use of the SCO to control the use and development of the site. 

Subdivision requirements exhibited in the Design and Development Overlay – Schedule 21 (DDO21) preventing further subdivision of the site 
have been directly translated into the SCO. As such, the DDO21 is no longer required. 

Recommended changes:  

Apply the SCO with Incorporated Document instead of exhibited DDO21. 

VicRoads – 
Submitter 37 

VicRoads did not object to the proposed amendment nor the issue of a planning permit for the buildings and works. VicRoads advised that the 
proposal is unlikely to impact adversely on abutting arterial roads. 

Recommended changes:  

No change to the exhibited Amendment/permit. 

 

Submitter comments 

Theme Submitters and 
total 
submissions 

Sample comments Response  and recommended changes 

Impact of future 
development on 
existing 
neighbourhood 
character 

1, 3, 5, 7, 8, 9, 12, 
13, 14, 15, 16, 17, 
19, 20, 21, 22, 23, 
25, 26, 28, 29, 30, 
31, 32, 35, 36, 39, 
40, 42, 43, 45, 46, 
47, 48, 49, 50, 51, 
52, 53, 54, 55, 56, 
57, 58, 59, 61, 62, 
63, 64, 65, 66, 68, 
69, 70, 71, 72, 73, 
74, 75, 76, 77, 78, 
79, 81, 82, 83, 84 

Total 67 
submissions 

“Any changes to the current zoning would be 
detrimental to the ambience and 'feel' of the 
village.” 

“Sassafras is the most intact village in the 
Dandenong Ranges and it should be 
preserved as such.” 

“The current relative openness of the village 
is what attracts people and makes this a 
charming, unique place, of which there are 
very few left!” 

“I highly value the village atmosphere of 
Sassafras, and this is something that is 
strongly supported by all the family and 
friends we have visiting the area.” 

“The local character of Sassafras is rich and 
needs to be protected in order to preserve 
the unique character.” 

It is acknowledged rezoning the site to C1Z may raise questions about the 
future use of the site. However, should the site be redeveloped after it is 
rezoned, any proposal will be assessed according to the provisions in the 
Yarra Ranges Planning Scheme, including the C1Z, DDO14 and proposed 
SCO. Future development proposals will also be advertised pursuant to 
the notification requirements in the Planning and Environment Act 1987.  

The proposed C1Z will enable additional uses as of right on the site that 
are currently prohibited under the GWAZ1. It is quite plausible that should 
the rezoning be approved, an application could be made in the future to 
redevelop or intensify the use of the site, as noted by many submitters. 
While submissions generally raise redevelopment or intensification of uses 
as a concern with respect to possible detrimental impact on neighbourhood 
character, these matters have also been raised as a concern with respect 
to managing bushfire risk as detailed above. 

To manage the possible intensification of uses, the proposed SCO will be 
used to restrict the site’s development potential by prohibiting uses 
typically permitted under the C1Z, for example a child care centre, hospital 
and accommodation, including dwellings. If a bar or hotel use is proposed, 
accommodation uses are prohibited. In this way, the proposed SCO will 
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Theme Submitters and 
total 
submissions 

Sample comments Response  and recommended changes 

“The villages of Sassafras, Olinda and Mt 
Dandenong are under constant development 
pressure and have seen a gradual erosion of 
their unique charm and character.” 

 

 

also prohibit multi-unit or apartment development on the site.  

Despite the site’s constraints, rezoning the site to the C1Z will enable a 
broader range of uses beyond those already occurring or proposed on the 
site. At a strategic level this is considered to be an acceptable outcome 
given the central location of the site and its proximity to other commercial 
uses. 

The additional commercial zoned land and associated potential future use 
and development may benefit the town, local residents and visitors. Future 
built form will continue to be guided by DDO14 currently applying to the 
site. DDO14 provides policy guidance to ensure the town centres in the 
Dandenong Ranges will retain their distinctive appearance as a cluster of 
buildings in a forest, rather than a ‘wall to wall’ urban environment. DDO14 
contains a discretionary height limit of two storeys/7.5 metres. Further 
subdivision of the site will be prevented by the proposed SCO, which 
mirrors the existing subdivision provisions in the GWAZ1 and retains the 
existing three lots that form the site. 

Recommended changes:  

No change to the exhibited Amendment/permit, although it is noted that 
applying the SCO addresses some of the concerns raised under this 
theme. 

Green Wedge 
zoned land should 
be preserved 

 

1, 5, 7, 8, 10, 11, 
12, 13, 14, 15, 16, 
17, 18, 19, 20, 21, 
22, 26, 28, 30, 39, 
45, 46, 50, 51, 52, 
54, 56, 61, 62, 73, 
74, 76, 84 

Total 34 
submissions 

“A green wedge is an important zone that is 
to be preserved as a valued resource for the 
local community and the people of Melbourne 
into the future.” 

“We should preserve Green Wedges as 
much as possible.” 

“The Yarra Ranges community will 
encourage and support sustainable farming, 
a healthy biodiversity, and valued landscapes 
in its Green Wedge. These are the primary 
green wedge values and are what make it 
attractive for other activities such as tourism, 
recreation, and rural living.” 

Officers agree rural land should be preserved. While the rezoning and 
permit appear at face value to be intensifying uses of this rural site, as 
mentioned above a number of checks and balances are proposed to be 
added to the controls to ensure future development of the site is no more 
intense than the existing development.  

Importantly, the proposal achieves consistency with the Upper Yarra Valley 
and Dandenong Ranges Regional Strategy Plan (RSP) and the Yarra 
Ranges Localised Planning Statement 2017. The RSP identifies the site in 
the Landscape Living 1 Policy Area, which amongst other things, focuses 
on maintaining and enhancing significant flora and fauna and landscape 
characteristics. Despite this focus, the RSP also acknowledges the role of 
commercial uses “usually found in the hamlets scattered along the Mt. 
Dandenong Ridge,” such as Sassafras. In this way, rezoning the site will 
not undermine the primary values of the Green Wedge nor will it 
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Theme Submitters and 
total 
submissions 

Sample comments Response  and recommended changes 

 undermine the intent of the RSP. 

Future development will be assessed according to the provisions of the 
Yarra Ranges Planning Scheme, including DDO14 and Significant 
Landscape Overlay – Schedule 9 (SLO9), both of which currently apply to 
the site. SLO9 provides policy guidance to protect and enhance 
environmental and scenic values of significant landscapes and conserve 
the flora and fauna that contribute to significance of the identified 
landscapes. 

Recommended changes:  

No change to the exhibited Amendment/permit. 

Economic impacts: 

 Rezoning the 
site could force 
the closure of 
businesses 

 There is no 
demand for 
additional land 
in the C1Z, as 
there is a 
vacant site in 
this zone. 

1, 8, 9, 12, 14, 16, 
17, 19, 22, 23, 24, 
26, 28, 30, 31, 36, 
39, 40, 41, 43, 45, 
50, 51, 52, 53, 54, 
56, 57, 58, 59, 66, 
67, 69, 70, 71, 74, 
75, 76, 78, 81, 83 

Total 41 
submissions 

“Changing even a small part of this area will 
negatively impact the character and quality of 
the Township and its very appeal to tourists, 
thus undermining local economy.” 

“Both of the currently permitted businesses 
on the Green Wedge site under review, 
Chojo nurseries and Proserpina Bakehouse, 
are strong contributors to the economic and 
social heart of the township.” 

“Sassafras currently has commercial land 
which has laid dormant for over twenty-five 
years.” 

“The businesses on this site are most 
probably some of the most unique, physically 
and mentally nurturing businesses in greater 
Melbourne.” 

“The village of Sassafras is unique and 
attracts many tourists and visitors every year. 
The tourists and visitors support the local 
businesses and therefore the local 
community, generating jobs and revenue.” 

 

Submissions recommended the exhibited amendment documentation 
include an economic analysis of the impact (both positive and negative) of 
the commercial zoning in this location. Officers note the site contains an 
existing commercial development and the proposed controls limit 
intensification of the commercial uses allowed. Given the strict nature of 
the proposed controls, it is anticipated little or no change will occur as a 
result of the amendment. As such, an assessment is not required. Note: 
the Minister for Planning did not request any further economic analysis as 
a condition of his authorisation to prepare the amendment. 

The use as of land for a retail premises and office are ‘as of right uses’ in 
the C1Z and do not require planning permission. Therefore, rezoning the 
site to the C1Z will permit the existing uses to independently operate on 
the site, without the need for the café to be considered as an ancillary use 
to the nursery. Under the current GWAZ1, the uses operating from the site 
are prohibited. 

A number of submissions noted that because there is a neighbouring 
vacant commercial site in Sassafras, this demonstrates there is no 
demand for any additional commercially zoned land in Sassafras. Council 
cannot compel a landowner to develop a vacant site. 

The proposal seeks to add approximately 2,700 square metres of land in 
the C1Z to Sassafras, which currently contains 14,320 square metres of 
land in the C1Z. It is acknowledged that retail in Yarra Ranges is a 
valuable sector, with commercial development being the municipality’s 
highest employing sector.  
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Theme Submitters and 
total 
submissions 

Sample comments Response  and recommended changes 

The Yarra Ranges Activity Centre Network Strategy 2012 identifies that 
within the broader Dandenong’s region as defined by the Strategy, it is 
estimated that 11,500 square metres of new retail floor space and 
approximately 2,500 to 4,500 square metres of commercial office 
development could be supported over the period 2011-2031. While most of 
this growth is set to occur in larger centres such as Belgrave and Monbulk, 
this suggests that smaller centres such as Sassafras could make a very 
limited contribution to any increase in retail and commercial floor space. 
The proposal will contribute to implementing the recommendation to 
continue to support the viability and local convenience, community, health 
and tourism roles performed by Sassafras. 

In the activity centre hierarchy adopted by Council in Amendment C148, 
Sassafras is classified as a Small Neighbourhood Activity Centre. These 
centres have a more limited role in providing convenience retailing and 
community facilities for an immediate surrounding catchment. Many of the 
townships identified as Small Neighbourhood Activity Centres are located 
in the Dandenong Ranges and also have a tourism function, including 
Sassafras. 

Recommended changes:  

No change to the exhibited Amendment/permit. 

Parking and traffic 
issues and 
pressure on other 
infrastructure 

2, 4, 5, 8, 12, 14, 
16, 25, 28, 31, 39, 
46, 51, 56, 57, 58, 
59, 61, 64, 65, 70, 
73, 74, 75, 84 

Total 25 
submissions 

“Prince St is constantly and consistently 
blocked. Our driveway is constantly blocked.” 

“Sassafras is a small village and already 
struggles to meet the demands of tourist 
parking and public toileting needs on 
weekends.” 

“Parking in Sassafras is already past 
breaking point on weekends and further 
intense development will only serve to 
exacerbate this situation.” 

“We feel that development of this site will 
greatly impact the village which is already 
struggling with traffic congestion and a lack of 
parking.” 

The proposal accords with Clause 52.06 (Car Parking) of the Yarra 
Ranges Planning Scheme by providing 21 car parking spaces on the site. 
The car park area of 485 square metres accounts for 17 per cent of the 
property area, which is above the 10 per cent requirement, outlined in the 
Planning Scheme for Landscape Garden Supplies. The parking area also 
satisfies the four parking spaces per 100m2 of the total leasable floor area 
ratio, for a Food and Drink Premises. The total floor area of 1771.8 square 
metres requires 18 spaces, which the internal car park exceeds this 
requirement by providing 21 spaces.  This also supports the policy of 
Clause 21.04-2 (Commercial) by providing adequate parking on the site 
without compromising the character of the centre. 

A permit condition has been added for the plans to specify that car parking 
spaces are to be delineated and specify how these spaces will be 
delineated. 

Comments relating to illegally parked cars and the condition of Prince 
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Theme Submitters and 
total 
submissions 

Sample comments Response  and recommended changes 

“Parking is horrendous at the moment and 
will only get worse with any development.” 

 

Street have been noted and referred to the relevant Council department. 

Concerns relating to pressure on other infrastructure such as footpaths 
and public toilets are noted. 

Recommended changes:  

No change to the exhibited Amendment/permit. 

Current mix of uses 
should be 
permitted under 
GWAZ or 
alternative 
provision 

7, 8, 9, 25, 39, 42, 
45, 46, 47, 50, 52, 
53, 55, 58, 62, 63 

Total 16 
submissions 

“…we’d like to suggest there may be another 
way to enable some sort of small 
environmentally friendly use.” 

“Proserpina Bake house in Sassafras is more 
than just a cafe. It is a meeting place for 
locals and tourists and a great community 
hub. With commercial rezoning of the land in 
Sassafras this local business would need to 
relocate.” 

“I believe that there is a good mix of land use 
at the moment.” 

“Any alteration to the current successful mix 
will be detrimental to Sassafras charm and 
the circuit of Hills villages.” 

 

The existing planning permit YR-2014/961 was issued at the direction of 
VCAT, determining that a café is ancillary to the daily activities of the 
nursery. Under the GWAZ1, at Clause 35.05-1 of the Yarra Ranges 
Planning Scheme, a plant nursery requires a permit, whereas a café is 
prohibited use. Consequently, should the plant nursery cease to be the 
primary use on the site, or cease to operate altogether, the café would 
have to close. The tourist information/office and artist’s studio/retail 
premises are also prohibited uses under the GWAZ1. Therefore, retaining 
the existing GWAZ1 places the café at risk of closure should the nursery 
close and completely prohibits the other uses operating from the site. 
Ultimately, the closure of businesses operating from the site could 
compromise Sassafras’ vibrancy. 

In contrast, rezoning the site to the C1Z will ensure each business can 
operate independently from the site, as these are ‘as of right uses’ and do 
not require planning permission. As such, should the bonsai nursery no 
longer operate from the site, the café can continue to operate. In this way, 
rezoning the site to the C1Z would allow the existing mix of uses to 
continue operating from the site. While the proposed SCO is primarily 
being used to manage bushfire risk, it will restrict uses typically found in 
the C1Z such as accommodation, medical centres and places of assembly.  

The C1Z and DDO14 apply to most land in Sassafras centre, and centres 
in Kallista, Mount Dandenong, Olinda and Tecoma. These controls have 
worked reasonably well to maintain the distinctive character and scale of 
these centres as a cluster of buildings in a forest. DDO14 implements 
Council’s Vision2020 By Design, which makes recommendations about 
guiding the design, siting and style of new development so it enhances the 
visual amenity of these centres. 

Recommended changes:  
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Theme Submitters and 
total 
submissions 

Sample comments Response  and recommended changes 

No change to the exhibited Amendment/permit. 

The open character 
of the site should 
be maintained 

 

8, 9, 12, 16, 17, 
19, 31, 34, 46, 53, 
61, 82, 84 

Total 13 
submissions 

“The small-scale, well set back buildings they 
occupy do not impact on the open and light-
filled heart of the village, rather they invite 
and encourage public use of their open 
spaces.” 

“Its current layout offers an open and green 
space that connects the village to the 
surrounding National Park and Gardens.” 

“This site is adjacent to the open space of the 
Village Green and heavy commercial 
development would detract from the sense of 
openness.” 

“A key part of the Sassafras township 
character is the openness created by this 
sites nursery development as a juxtaposition 
to the commercial development on the other 
side of Mt Dandenong Tourist Rd.” 

“We must maintain the space and serenity of 
our village in this ever expanding noisy and 
fast-paced world.” 

DDO14 applies to the site and specifies that new buildings should be 
constructed with zero setbacks from the main street frontage. The purpose 
of this requirement is to provide an active interface with the main street. 
However, as this is a discretionary requirement, any future development 
could incorporate a front setback from Mt Dandenong Tourist Road.  

This needs to be balanced against the DDO14’s requirement that onsite 
car parking for vehicles should be located to have a minimal visual impact 
on the streetscape and adjoining public spaces. The intent of this 
requirement is to avoid creating car parking between the front of a building 
and the street. Imposing a requirement to maintain a generous front 
setback could undermine policy seeking to maintain the centre’s existing 
scale and character. 

The proposal maintains the open character of the site by retaining existing 
buildings. 

Recommended changes:  

No change to the exhibited Amendment/permit. 

The proposal is 
inconsistent with 
the Yarra Ranges 
Planning Scheme 
and other policy 

 

10, 11, 18, 19, 20, 
21, 22, 31, 46, 49, 
82 

Total 11 
submissions 

“The rezoning is contrary to Yarra Ranges 
Strategic Planning as encapsulated in the 
planning scheme commercial aims and 
objectives.” 

“[The proposal] does not fit the overall 
strategic planning for the Dandenong Ranges 
and is contrary to the Council’s report on 
Activity Centres “Yarra Ranges Activity 
Centre Network Strategy 2012” which does 
not recommend an expansion of the 
commercial zoning of Sassafras.” 

“The proposal is inconsistent with the 
commercial aims and objectives of the 

The proposed amendment is consistent with the following State policies in 
the Planning Policy Framework: 

 Clause 11.01-1R Green Wedges – Metropolitan Melbourne 

 Clause 11.02-1S – Supply of urban land  

 Clause 11.03-1S –  Activity centres  

 Clause 11.03 -5S – Distinctive areas and landscapes 

 Clause 13.07-1S – Land use compatibility  

 Clause 17.01-1S – Diversified economy 

 Clause 17.02-1S – Business  

 Clause 21.04-2 – Commercial  

 Clause 21.05 – Settlement 

 Clause 21.06 – Built Form  
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Theme Submitters and 
total 
submissions 

Sample comments Response  and recommended changes 

Planning Scheme.” 

 

 Clause 43.02 – Design and Development Overlay Schedule 14 
(Town Centres - Kallista, Mount Dandenong, Olinda, Sassafras 
and Tecoma) 

 Clause 51.03 – Upper Yarra Valley and Dandenong Ranges 
Regional Strategy Plan 

The proposal considers as relevant the following policy : 

 Upper Yarra Valley and Dandenong Ranges Regional Strategy 
Plan 

 Yarra Ranges Localised Planning Statement 

 Yarra Ranges Activity Centre Strategy 2012 

Recommended changes:  

Apply the SCO with Incorporated Document instead of exhibited DDO21. 

Environmental 
impacts, including 
run off, loss of 
wildlife, loss of 
vegetation 

5, 6, 14, 19, 54, 
59, 82 

Total 7 
submissions 

“Sewerage is another problem in the 
township. With the lack of sewerage in the 
hills all businesses in the township rely on 
some form of septic system. This needs to be 
taken into account as septic systems that are 
not maintained not only smell but spill 
pollutants into the nearby waterways.” 

“Shipping containers have environmental 
impact because they do not facilitate the 
proper handling of the water runoff they 
create.” 

“Increased buildings and paved areas will 
increase run-off to the fragile Sassafras 
Creek riparian zone to the eastern side of the 
ridge.” 

“The wastewater system, there is no 
reticulated sewer, was not designed to cater 
for the illegal multiple office and retail uses 
that have been established in last couple of 
years.” 

The site is already developed; there are no vegetation impacts (removal) 
associated with this proposal. 

The existing septic tank system permit (permit number 
3962/2016/SEPTIC) was assessed for treating wastewater from a 36 seat 
café, not a site with multiple retail premises. The introduction of additional 
retail premises to the site will increase the wastewater load on the septic 
tank system. In response, revisions are recommended to the exhibited 
planning permit requiring the submission and implementation of a 
Wastewater Management Plan.  

The proposal maintains the existing subdivision provisions applying to the 
site.  

Recommended changes:  

Revise exhibited planning permit to: 

 Require the submission and implementation of a Wastewater 
Management Plan 

 Require the landowner to enter into an agreement with Council 
under section 173 of the Planning and Environment Act 1987, to 
ensure landowners and operators of the onsite wastewater 
treatment system provide the Wastewater Management Plan to 
future landowners and operators. 
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Theme Submitters and 
total 
submissions 

Sample comments Response  and recommended changes 

The proposal does 
not adequately 
consider bushfire 
risk. 

14, 58, 65, 83, 85 

Total 5 
submissions 

 Matters relating to the proposal not adequately considering bushfire risk 
are addressed in the theme ‘Agency comments’ above. 

Negative impact on 
property values 

1 

Total 1 
submission 

“Changing the zoning here will undermine the 
very nature of the area and cause drastic 
drops in its national heritage and property 
value” 

 

Property values are determined by many different factors, including 
location, streetscape and amenity, current economic conditions, as well as 
planning controls. It is therefore difficult to assign what effect, if any, 
rezoning the site to the C1Z will have on property values in Sassafras. 

Recommended changes:  

No change to the exhibited Amendment/permit 

Changes to Design 
and Development 
Overlay 21 

8 

Total 1 
submission 

“I submit that further refinements would be 
required should the Amendment process not 
be abandoned.” 

 

DDO14 applies to the site and implements Council’s Vision2020 By 
Design, which makes recommendations about guiding the design, siting 
and style of new development so it enhances the visual amenity of smaller 
centres such as Sassafras. DDO14 contains design requirements 
addressing town centre character, interface with public places and 
residential areas, landscaping and car park design. In addition, DDO14 
specifies a two storey/7.5 metre height limit, to ensure new development 
responds to the existing scale and character of Sassafras.  

Amendment C148 will introduce a local policy at Clause 22.03 addressing 
Environmentally Sustainable Development. 

Recommended changes:  

No change to the exhibited Amendment/permit 

Support for the 
proposal  

60 

Total 1 
submission 

“The current zoning of the properties the 
subject of the application is unnecessarily 
restrictive.” 

Support for the proposal is noted. 

General objection 33, 38, 44, 80 

Total 4 
submissions 

 Objection to the proposal is noted. 

 


