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Meeting.

The recording is being streamed live via Facebook, to improve transparency between council and the community
and give more people the opportunity to view what decisions are being made. You do not require a Facebook
account to watch the live broadcast, simply enter www.facebook.com/araratruralcitycouncil into your address bar.

A recording of this meeting is being made for the purpose of verifying the accuracy of the minutes of the Council
Recordings of Council Meetings (excluding closed sessions) are made available on Council’s website.



http://www.facebook.com/araratruralcitycouncil

11 JANUARY 2022
COUNCIL MEETING MINUTES INDEX

SECTION 1 — PROCEDURAL MATTERS ...ttt te e eeeneees 3764
1.1 LIVE STREAMING ...t e e e re e s 3764
1.2 TRADITIONAL ACKNOWLEDGEMENT/OPENING PRAYER/COUNCILLORS PLEDGE ................. 3764
1.3 APOLOGIES ..o e e e e s e s e e s e e s n e e e smn e e ene e e sneeas 3764
1.4 DECLARATION OF CONFLICT OF INTEREST ... 3765

SECTION 3 — REPORTS REQUIRING COUNCIL DECISION ....cociiiiiiiiiiiiiiiiiiieieieiiiiieieeeeeteeeeeeeeeeeeeeeeee e 3766
3.1 APPLICATION FOR PLANNING PERMIT 03042......coiiiiiiiiii e 3766

3763




11 JANUARY 2022

COUNCIL MEETING MINUTES \
\ -

Ararat Rural City

PRESENT:

Cr Jo Armstrong (Mayor), Cr Gwenda Allgood, Cr Peter Beales, Cr Henry Burridge, Cr Bob Sanders, Cr Bill
Waterston,

Dr Tim Harrison, Chief Executive Officer,

Veronica Schilling, Manager Planning, Community & Compliance,

Josie Frawley, Executive Assistant, and

Fiona Slechten, Planning Leader, Calibre Group.

SECTION 1 — PROCEDURAL MATTERS

1.1 LIVE STREAMING

Council is keen to engage with members of the community and live streams the formal Council Meetings
to make them accessible. The stream is available to view on Council’s Facebook page from épm and on
Council’s website following the Council Meeting.

1.2 TRADITIONAL ACKNOWLEDGEMENT/OPENING PRAYER/COUNCILLORS PLEDGE

Traditional acknowledgement- CR SANDERS
We acknowledge the traditional owners of the land on which we meet today, and pay our respects to
their elders, past, present and emerging.

Opening Prayer- CR ALLGOOD

Almighty God, we humbly ask you to help us, as elected Councillors of the Ararat Rural City Council.
Guide our deliberations. Prosper what is your will for us, to your honour and glory and for the welfare
and benefit of the people whom we serve in the Ararat Rural City.

Councillors Pledge- CR BEALES
We will faithfully and impartially carry out and exercise the functions, powers, authorities and discretions

invested in us under the Local Government Act 2020 and any other Act to the best of our skill and
judgement.

1.3 APOLOGIES
RECOMMENDATION (if required))

That the apology of Cr be accepted.

MOVED CR BEALES
SECONDED CR BURRIDGE

That the apology of Cr R Armstrong be accepted.

CARRIED 4548/22
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1.4 DECLARATION OF CONFLICT OF INTEREST

A Councillor who has a conflict of interest in a matter being considered at a Council meeting at which
he or she:

1 is present must disclose that conflict of interest by explaining the nature of the conflict of interest to
those present at the Council meeting immediately before the matter is considered; or
2 intends to be present must disclose that conflict of interest by providing to the Chief Executive
Officer before the Council meeting commences a written notice:
(a) advising of the conlflict of interest;
(b) explaining the nature of the conflict of interest; and
(c) detailing, if the nature of the conflict of interest involves a Councillor’s relationship with or a gift
from another person, the:
¢ name of the other person;
e nature of the relationship with that other person or the date of receipt, value and type of
gift received from the other person; and
e nature of that other person’s interest in the matter,
and then immediately before the matter is considered at the meeting announcing to those present
that he or she has a conflict of interest and that a written notice has been given to the Chief
Executive Officer under this sub-Rule.

The Councillor must, in either event, leave the Council meeting immediately after giving the
explanation or making the announcement (as the case may be) and not return to the meeting until after
the matter has been disposed of.

There were no Declaration of Conflict of Interests received.
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SECTION 3 — REPORTS REQUIRING COUNCIL DECISION

3.1 APPLICATION FOR PLANNING PERMIT 03042

RESPONSIBLE OFFICER: MANAGER PLANNING, COMMUNITY AND COMPLIANCE
DEPARTMENT: PLANNING, COMMUNITY AND COMPLIANCE
REFERENCE: 4308

OFFICER DIRECT OR INDIRECT CONFLICT OF INTEREST:
Officers providing advice to Council must disclose any conflict of interest.

No person involved in the preparation of this report has a conflict of interest requiring disclosure.

Veronica Schilling, Manager Planning Community & Compliance introduced the objectors, who were joined via
Teams.

Each objector spoke to their submission:

Objector 1 — Atahlie Jende (6:05pm-6:08pm)

Objector 2- Veki, speaking on behalf of father Milorad Reicevic (6:08pm- 6:11pm)
Objector 3- Peter Hannan (6:11pm-6:14pm)

The objectors remained in the meeting via Teams, until the meeting concluded.

Fiona Slechten, Planning Leader, Calibre Group, joined the meeting via Teams at 6:15pm.
Fiona Slechten presented the report and remained in the meeting via Teams.

Fiona Slechten remained in the meeting via Teams, until the meeting concluded.

PURPOSE
Consideration of Application for Planning Permit No. PA03042.

EXECUTIVE SUMMARY

Application for Planning Permit No. PA3042 was lodged by Stephanie Durant of Inception Planning for the
construction of multiple dwellings on a lot, staged multi lot subdivision and an associated reduction in car parking
requirements at 137-139 Grano Street Ararat, being Crown Allotment 4 Section 53 Township of Ararat Parish of
Ararat.

The land is zoned Mixed Use Zone (MUZ) and also covered by the Bushfire Management Overlay (BMO).

Notice of application was carried out by forwarding notices to the owners and occupiers in the area and
advertising in the Ararat Advertiser. Following the fourteen-day period, four objections were received for the
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application, with the primary concern being the intensity of a fifty-four (54) dwelling development given the
existing context of the area.

A Request was made for Further Information which was insufficiently responded to by the applicant.

A subsequent further request was made, and a consultation meeting held with applicant to discuss Council’s
comments and the information sought within the second Request for Further Information dated 19 October 2021.

The plans were subsequently revised by the applicant to address Council’s concerns and provide compliance
with the requirements of ResCode (Clause 55 and Clause 56). These changes resulted in a reduction in dwellings
to forty-six (46) dwellings.

The revised plans were provided to the objectors for their consideration and referred to all relevant internal and
external authorities for comment. No objectors have requested to withdraw their objection based on the revised
plans.

The proposal represents an opportunity to diversify housing stock and increase housing affordability within Ararat.
By doing so, the development supports the local economic growth of this mixed-use area as these dwellings are
ideal for visitor and worker accommodation, although they are not specifically developed for only these potential
residents.

Upon the plan revisions, the development now provides a high level of compliance with the Planning Scheme
design and subdivision provisions in Clause 55 and Clause 56. Additionally, the application also has a high level
of compliance with the design guidelines under Clause 52.06- Car parking, as plan revisions have also provided
substantial changes to the minimum dimensions for car parking and accessways to allow for safe and efficient
ingress and egress.

Whilst additional documentation has also been provided in support of this application, the context of this
application remains the primary issue for consideration. Although the subject site is identified for an area of mixed
use and encourages high dwelling densities, it sits abutting a Rural Living Zone and so this development would
be the catalyst to start the transition of this mixed-use area into a growing hub and move away from the sole rural
living context that currently exists.

BACKGROUND AND CONTEXT

Application Site
An application has been received for 137-139 Grano Street Ararat, herein known as the “subject site”.

The subject site is formally known as Crown Allotment 4 Section 53 Township of Ararat Parish of Ararat, and there
are no restrictive covenants, Section 173 Agreements or easements registered on title, or restrictions that would
prevent the proposed development.

Title Plan Excerpt

3767




11 JANUARY 2022 Ay

COUNCIL MEETING MINUTES \
\\\ -

Ararat Rural City

The subject site is regular in shape and approximately 7072sgm in size. The property has three road frontages,
Grano Street to the south, Burn Street to the west and Hargreaves Road (unmade) to the north and is currently
vacant, although a dwelling was previously located on the property.

The land has a slight fall towards the southern corner along the Burn Street boundary. Overall, the property is
void of any substantial vegetation, although there a few mature trees along the boundary lines of the abutting
land and a planted street tree (Queensland Box) in the Road Reserve on Burn Street. Part of the property is fenced
off with standard wire fencing.

The property is surrounded by substantial verges on three sides, which is currently grassed and used for
pedestrian access and street parking when required. These grassed verges are standard along rural local roads,
with no kerb or channel to facilitate stormwater run-off or pedestrian paths to assist in access for those residents

with limited mobility.

Aerial View of Subject Site
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Surrounding Area

The subject site is located approximately to 2.5km northeast of the centre of Ararat - see green marker below.
The subject site is within close proximity to a variety of services and facilities, including:

. Y
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e Sporting facilities — Aradale Golf Club, Aradale Bowls Club, Ararat Pistol Club
e Tourism destinations — Aradale Asylum

e Parks and Reserves — Flint Hill Public Recreation Reserve

e Public Transport — Bus route along Grano Street (Route #3)

e Melbourne Polytechnic Ararat Campus

Locality Map

To the north land is zoned Rural Living and comprise approximately 3000 sq metre lots with dwellings and
associated shedding. To the west, are also zoned Mixed Use and comprise lots of approximately 1000 square
metres and to the east lots are approximately 4000 square metres in area. Adjacent to the site land is zoned
Special Use and there are a number of dwellings fronting Grano Street on parcels of around 700 square metres
in area.
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The subject site is outside of any area of Aboriginal Cultural Heritage Sensitivity (see green below), however there
is some areas of sensitivity to the west of the subject site, running along Cemetery Creek.

Aboriginal Cultural Heritage Sensitivity Map

#
Flint Hill
Public
Recreation

PROPOSAL

An application has been received for the construction of forty-six (46) dwellings, staged multi lot subdivision, and
associated reduction in car parking requirements and removal of a street tree within the Burn Street Road reserve.

The proposed development includes three types of housing stock, which are all either one- or two-bedroom
dwellings and noted as TH1, TH2 or TH3. All dwellings are single storey and provide a minimum of 25sgm
secluded private open space which is easily access from the living area, although the majority of dwellings exceed
that minimum Secluded Private Open Space requirement.

The built form is contemporary, single storey with mono pitched roofs and celestorey windows to maximise
natural light. External materials include Colourbond cladding in night sky with timber shiplapped cladding in a

natural finish for the walls.

Each dwelling type is slightly different in what they provide as discussed below:

TH1 includes:

o,
7N
’ \.

X,

%
LIVING. B,
\
NEN

e Total sized of 52sgm;

e Entry porch and rear verandah;

e Kitchen and dining area upon entry;

e One bedroom located at the front of the dwelling;
e One bathroom that is accessed via the bedroom;
e Living area at the rear;

e SPOS at the rear - accessed via the living room;

e Externally accessible storage areas.
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TH2 includes:

e Total sized of 60sgm;

e Entry porch;

e Kitchen and dining area upon entry;

e One bedroom located at the front of the dwelling;

e One bathroom that is accessed via living area and
Bedroom 1;

e Living area at the rear;

e Second bedroom at the rear

e SPOS at the rear - accessed via the living room;

e Externally accessible storage areas

P —

2122

2720

BED 1

2122
_ A __ ENTRY

TH3 includes:

e Total sized of 46sgm;

e Entry porch;

e Kitchen and dining area upon entry;

e One bedroom located at the front of the dwelling;

e One bathroom that is accessed via the bedroom;

e Living area at the rear;

e SPOS at the rear that is accessed via the living room;
e Externally accessible storage areas.

LIVING /«?@
ol

&
.
:

The on-site access arrangements include two double width crossovers and accessways to provide vehicle access
to all twenty-eight (28) internal dwellings and the visitor parking areas located along the common boundary with
145 Grano Street. Overall, the proposal provides thirty-six (36) car spaces, with 8 being set aside for visitor
parking. As the development proposes forty-six (46) 1-2-bedroom dwellings, the total car parking requirement
is fifty five (55) parking spaces, including 9 spaces for visitors. As such, the application seeks planning approval

for a waiver of 19 spaces (including 1 visitor space).

All internal dwellings have a car parking space located directly outside, with pedestrian paths and landscaping
found along each side of both shared accessways to provide separation between the shared accessways and
each internal dwelling’s entry. There is also landscaped area located between the two visitor parking areas to
enhance pedestrian connectivity throughout the development, while also providing additional amenity for the
residents that will stay on site.
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Site Plan of Proposed Development
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The proposal also includes staged multi lot subdivision with the site development, proposed to be developed
in three stages - Stage 1 is located centrally, with Stage 2 along Grano Street and Stage 3 along Hargreaves
Street. Only Stage 3 is proposed to have a common driveway; Stage 1 with its shared accessway being retained
as one large lot and not subdivided into the individual dwellings, as proposed with Stage 3.

Site Plan of Proposed Staging
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BURN STREET
The location of a street tree along the Burn Street reserve is directly in line with the location of the crossover for

Stage 1. This tree is required to be removed. As the tree is a planted street tree that is not indigenous to Victoria,
planning approval under Clause 52.17 is not required for the removal of the tree.

The applicant has also submitted a Waste Management Plan and Swept Path diagrams as further supporting
evidence for this application.
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Notice of Application

Notice of application was carried out in accordance with Section 52 of the Planning and Environment Act 1987
by forwarding notices to 20 surrounding owners and occupiers, as well as placing public notice in the Ararat
Advertiser on Friday 13 August 2021.

Objections have been received from three local residents, as well as one landowner who owns a property in the
immediate area, although their residential address is listed as the inner west of Metropolitan Melbourne.

In accordance with the Section 60 of the Planning and Environment Act 1987 the Responsible Authority must
consider 'all objections and other submissions which are received, and which have not been withdrawn'.

The application was revised after notice to provide a better planning outcome and a high level of compliance
with the relevant planning policies. These revised plans were subsequently submitted to all objectors for
comment, with no objections being subsequently withdrawn. As such, the application has retained four (4)
objections during the post notice assessment process and preparation of this report.

All objections are discussed elsewhere in this report.

Referrals

The application was forwarded to a range of external and internal agencies for feedback. A summary of the
responses from these agencies were as follows:

Agency / Organisation Response

External State Agencies

CFA No objection subject to conditions
GMW Water No objection subject to conditions
Powercor No objection subject to conditions
Downer No objection subject to conditions
Internal Council Teams

Assets No objection subject to conditions
Waste and Sustainability No objection

Parks and Gardens No objection subject to conditions
Rates No objection

Previous Relevant Applications

An application was received by Council in July 2013 for the 31-lot subdivision and the development of 24
dwellings. This application was registered in the system and given planning permit number 2339.

At the end of July 2013, a RFI letter was submitted to applicant, which also included Council’s concern with the
application.

After granting an extension of time to the lapse date in October 2013, the applicant submitted revised and
additional plans in Jan 2014. The application proceeded to notice in February 2014 and two objections were

received.

Although mediation was requested by Council at this time, it was denied by the applicant. Council proceeded
with its assessment of the application against the relevant planning policies within the Ararat Planning Scheme
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and a Notice of Decision to Grant a Permit subject to conditions (including amendments to the development
plans) was prepared and provided to all parties in April 2014.

One of the objectors chose to take the matter to VCAT, and in January 2015 the application was heard at VCAT
with Philip Martin presiding. In March 2015, VCAT confirmed that upon due consideration, they had determined

to set aside Council’s decision to grant a permit and no permit was issued.

There have been no further planning permit applications submitted to Council for this land since this date.

PLANNING POLICIES AND DISCUSSION

Planning Scheme Provisions

The subject site is zoned Mixed Use Zone, with a Bushfire Management Overlay.

The planning application results in multiple planning triggers and therefore multiple planning assessments that
need to be considered. The application requires planning approval for the following:

e Construction of two or more dwellings on a lot (Clause 32.04 - Mixed Use Zone);

e Construct a building or construct or carry out works associated with an accommodation use (Clause
44.06 — Bushfire Management Overlay):

e Staged multi lot subdivision (Clause 32.04 - Mixed Use Zone and Clause 44.06 — Bushfire Management
Overlay) and

e Reduction in the on-site car parking requirements for a forty-six (46) dwelling development (seeking
waiver for 19 spaces) (Clause 52.06 — Car Parking).

Planning Policy Framework

The relevant provisions of the Planning Policy Framework and local clauses within Planning Policy Framework of
the Ararat Planning Scheme are as follows:

Clause 11.01-1S — Settlement seeks to promote the sustainable growth and development of Victoria and deliver
choice and opportunity for all Victorians through a network of settlements.

Relevant Strategies:

e Support sustainable development of the regional centres of Ararat, Bacchus Marsh, Bairmnsdale, Benalla,
Castlemaine, Colac, Echuca, Gisborne, Hamilton, Kyneton, Leongatha, Maryborough, Portland, Sale,
Swan Hill, Warragul/Drouin and Wonthaggi.

e Ensure regions and their settlements are planned in accordance with their relevant regional growth plan.

e Provide for growth in population and development of facilities and services across a regional or sub-
regional network.

e Plan for development and investment opportunities along existing and planned transport infrastructure

e Limit urban sprawl and direct growth into existing settlements.

e Promote and capitalise on opportunities for urban renewal and infill redevelopment.

e Develop compact urban areas that are based around existing or planned activity centres to maximise
accessibility to facilities and services.

Clause 11.01-1L — Settlement (Ararat Rural City)

Relevant Strategies:
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e Encourage towns to develop in accordance with the framework plans forming part of this clause (Mixed
Use)

e Direct growth to locations where transport infrastructure and services are available.

e Provide a range of housing choices in Ararat through medium density and affordable housing
opportunities.

Clause 11.02-1S — Supply of Urban Land seeks to ensure a sufficient supply of land is available for residential,
commercial, retail, industrial, recreational, institutional and other community uses.

Relevant Strategies:

e Ensure the ongoing provision of land and supporting infrastructure to support sustainable urban
development.

e Ensure that sufficient land is available to meet forecast demand.

e Plan to accommodate projected population growth over at least a 15-year period and provide clear
dlirection on locations where growth should occur. (Residential land supply will be considered on a
municipal basis, rather than a town-by-town basis.)

e Restrict rural residential development that would compromise future development at higher densities.

Clause 12.01-2S — Native Vegetation Management seeks to_ensure that there is no net loss to biodiversity as a
result of the removal, destruction or lopping of native vegetation.

Relevant Strategies:
e Ensure decisions that involve the removal of native vegetation apply the three-step approach in
accordance with the Guidelines for the removal, destruction or lopping of vegetation (Department of
Environment, Land, Water and Planning, 2017).

Clause 13.02-1S — Bushfire Planning seeks to strengthen the resilience of settlements and communities to
bushfire through risk-based planning that prioritises the protection of human life.

Relevant Strategies:
e Give priority to the protection of human life by:

o Prioritising the protection of human life over all other policy considerations.

o Directing population growth and development to low-risk locations and ensuring the
availability of, and safe access to, areas where human life can be better protected from the
effects of bushfire.

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

Clause 15.01-1S — Urban Design seeks to create urban environments that are safe, healthy, functional and
enjoyable and that contribute to a sense of place and cultural identity

Relevant Strategies:
e Ensure development supports public realm amenity and safe access to walking and cycling
environments and public transport.
e Ensure that the design and location of publicly accessible private spaces, including car parking areas,
forecourts and walkways, is of a high standard, creates a sate environment for users and enables easy
and efficient use.

Clause 15.01-3S — Subdivision Design seeks to ensure the design of subdivisions achieves attractive, safe,
accessible, diverse and sustainable neighbourhoods.
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Relevant Strategies:
e /n the development of new residential areas and in the redevelopment of existing areas, subdlivision
should be designed to create livable and sustainable communities by:

o Developing activity centres in appropriate locations with a mix of uses and services and access
to public transport.

o  Creating urban places with a strong sense of place that are functional, safe and attractive.

o Providing a range of lot sizes to suit a variety of dwelling and household types to meet the
needs and aspirations of different groups of people.

Clause 15.01-4S — Healthy Neighbourhoods seeks to achieve neighbourhoods that foster healthy and active
living and community wellbeing.

Relevant Strategies:
e Design neighbourhoods that foster community interaction and make it easy for people of all ages and
abilities to live healthy lifestyles and engage in reqular physical activity by providing accessibly located
public transport stops.

Clause 15.01-5S — Neighbourhood Character seeks to recognise, support and protect neighbourhood
character, cultural identity, and sense of place.

Relevant Strategies:
e Support development that respects the existing neighbourhood character or contributes to a preferred
neighbourhood character.
e Ensure the preferred neighbourhood character is consistent with medium and higher density housing
outcomes in areas identified for increased housing.

Clause 15.01-6S — Design for Rural Areas seeks to ensure development respects valued areas of rural character.

Relevant Strategies:
e Site and design development to minimise visual impacts on surrounding natural scenery and landscape
features including ridgelines, hill tops, waterways, lakes and wetlands.

Clause 15.02-1S — Energy and Resource Efficiency seeks to encourage land use and development that is energy
and resource efficient, supports a cooler environment and minimises greenhouse gas emissions.

Relevant Strategies:
e Improve the energy, water and waste performance of buildings and subdivisions through
environmentally sustainable development.
e Promote consolidation of urban development and integration of land use and transport.
e Encourage retention of existing vegetation and planting of new vegetation as part of development and
subdivision proposals.

Clause 16.01-1S — Housing Supply seeks to facilitate well-located, integrated and diverse housing that meets
community needs.

Relevant Strategies:

e Increase the proportion of housing in designated locations in established urban areas (including under-
utilised urban land)) and reduce the share of new dwellings in greenfield, fringe and dispersed
development areas.

e Encourage higher density housing development on sites that are well located in relation to jobs,
services and public transport.
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e [ldentify opportunities for increased residential densities to help consolidate urban areas.

o Facilitate diverse housing that offers choice and meets changing household needs by widening housing
diversity through a mix of housing types.

e Support opportunities for a range of income groups to choose housing in well-serviced locations.

e Plan for growth areas to provide for a mix of housing types through a variety of lot sizes, including
higher housing densities in and around activity centres.
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Clause 16.01-2S — Housing Affordability seeks to deliver more affordable housing closer to jobs, transport and
services.

Relevant Strategies:
e Improve housing affordability by:
o Ensuring land supply continues to be sufficient to meet demand.
o Increasing choice in housing type, tenure and cost to meet the needs of households as they
move through life cycle changes and to support diverse communities.
o  Encouraging a significant proportion of new development to be affordable for households on
very low to moderate incomes.
e Increase the supply of well-located affordable housing by:
o Facilitating a mix of private, affordable and social housing in suburbs, activity centres and urban
renewal precincts.

Clause 17.01-1S - Diversified Economy seeks to strengthen and diversify the economy.

Relevant Strategies:
e Protect and strengthen existing and planned employment areas and plan for new employment areas
e Facilitate growth in a range of employment sectors, including health, education, retail, tourism,
knowledge industries and professional and technical services based on the emerging and existing
strengths of each region.
e /mprove access to jobs closer to where people live.
e Support rural economies to grow and diversify.

Strategic Consideration and Merit

The Council's Ararat Sustainable Growth Future Report (February 2074) is an essential strategic planning
document in relation to Clause 11 — Settlement and was used as the basis to the preparation of Clause 11.01-1L
— Settlement (Ararat Rural City). This report discussed the Ararat Rural City context, the framework for both
residential and non-residential land, in addition to Council’s sustainable growth plan and vision for the future of
Ararat.

Within this documentation, the subject site is discussed under both residential and non-residential land due to
its Mixed-Use Zone.

The report indicates that “the substantial majority of dwellings in the municipality are separate houses (93%) with
only 4% being flat, unit or apartment type dwellings (ABS 2011).” At the time of the preparation of this report,
the average household size was 2.44 people and as such, a variety in housing supply is required to provide
diversity for the residents of Ararat and provide accommodation options that would better meet the wider
community’s needs.

Additionally, the report notes that demand projections range between 30 - 53 new dwellings per annum over the
next 20 years and it is expected that the majority of these dwellings will be constructed in the Ararat Township.
Council also notes that this report was prepared prior to the emergence of the COVID global pandemic in 2020,
which has resulted in many Victorian citizens wanting to relocate to a rural city whether it be for lifestyle changes
or work opportunities, further straining housing supply and adding to the dwelling demand within the area.

Given the increase in housing demand, in addition to the smaller scaled average household size, a development

that would assist in both these housing concerns, would be of great benefit to the continued growth of the Ararat
community.
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The report also indicates a strong demand for land with non-residential uses. This report indicates a “demand for
an additional 676sgm of commercial office space is expected by 2031. The majority of floorspace demand will
come from the ‘Public Administration and Safety’ sector (53%) via the prison redevelopment.

Additionally, economy growth is also being driven by local industry and the report indicates that “organic growth
is driven by population increase which will increase the customer base for local services that require industrial
land, as well as the employment base for industrial businesses.”

Given the subject site located within a mixed-use precinct and is in proximity to various larger employment
opportunities, like the abattoir, Gasons (who manufacture wood heaters and other steel products) and Hopkins
Correctional Facility, the location of this application and affordability provided by smaller dwellings make the
development ideal for worker accommodation. Further, as Ararat relies on its tourism revenue to assist in growing
its local economy, the application is also ideal for visitor accommodation or anyone who has a need for short stay
accommodation.

Overall, the provision for a variety of housing stock that is outside of single dwelling homes (especially those that
are on larger blocks) is essential to the growth of Ararat’s local community and economy. As such, the property
has been zoned mixed use to allow for development of the land and facilitate high densities while also supporting
the local economy. If Council was to continuously delay the commencement of growth of this area it will
significantly impact the local economy and the strength of the community in the future, with residents likely to
seek other rural opportunities to combine a rural city with the employment opportunities and commercial facilities
and services that one expects within a well-established township.

Discussion of the Planning Policy Framework

In addition to the discussion of the application’s strategic merit and subsequent alignment with Clause 11
Settlement as noted above, the proposal aligns with the other relevant Planning Policy Framework clauses. Two
State Planning Policy Framework clauses that are essential to the assessment of this application are Clause 15
(Built Environment and Heritage) and Clause 16 (Housing).

Clause 15 provides strategies and further details on how to ensure good urban and subdivision design, while also
focusing on developing healthy communities and a neighbourhood character that reflects Council vision for the
area.

During the planning process, the application was revised to provide publicly accessible private spaces that are
of a high standard, while also ensuring public safety through the provision of two pedestrian walkways along each
shared accessway. This level of safety will be retained throughout the evening with the provision of on-site lighting
along public areas.

With the exception of Stage 1, the subdivision design has largely aligned with the development plans and
provides lot sizes to suit a different type of dwelling from the standard single dwelling (which is most commonly
found within Ararat). This variety of housing stock has been proposed to meet the needs and lifestyles of different
groups of people.

The application clearly deviates from the existing neighbourhood character; however, the existing Rural Living
neighbourhood character is not what is envisaged for the future of this area, hence the Mixed-Use Zone. The
application is an example of the preferred neighborhood character for these types of developments, with higher
densities as the area changes to accommodate future growth, while providing low lying built forms to ensure that
development does not compete with the views of the wider landscape.

Clause 16 provides strategies and further details on how to ensure good housing supply, diverse housing stock
and affordability, which the essential concept behind this application. As discussed previously, a standard single
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dwelling on a lot accounts for over 90% of the housing stock within Ararat. With a small average household size,
couples and singles are having to move into standard family homes or dwellings that are larger than they desire
or require. Additionally, workers and visitors are having to do the same. This is not always a feasible option and
therefore the growth of the local community and economy suffers.

The provision for dwellings that are smaller in size, while still providing a high level of compliance with all the
internal and external amenity requirements for a medium density development is a good opportunity to redefine
housing options within Ararat, while providing affordability for those that wish to enter the local property market,
that may not have been able to otherwise.

While the site is located 2.5km from the City Centre, it is well serviced by open spaces including the golf course,
bowling club and Melbourne Polytechnic on the opposite side of Grano Street and the Cemetery Creek Public
Recreation Reserve within 140 metres along Hargreaves Street and Flint Hill Public Recreation Reserve 360 metres
to the northwest of the site.

Access to shops and services etc are available via the local bus route (Route #3) along Grano Street, by car or by
foot (2.5-3km).

Clause 12.01 discusses native vegetation management and requires the three-step process when assessing
vegetation removal. While there is no native vegetation on the subject site, there are mature trees on the
adjoining land with canopies that extend into the subject land. Tree loss/impacts have been avoided through
design with the proposed dwellings set away from the boundary to ensure these trees are not impacted. The
development will necessitate the removal of the street tree on Burns Street. This tree is a planted street tree and
is not indigenous to Victoria (Queensland Box). The proposed conditions include the planting of replacement
street trees on both Burns and Grano Street Road Reserves.

Overall, it is considered that the proposed development will be able to contribute to a livable, healthy and
sustainable neighbourhood meeting the wider objectives of the Planning Policy Framework.

Zoning

Clause 32.04 — Mixed Use Zone Comment:

Purpose: The development is consistent with the intention of

the Mixed-Use Zone. Although Council notes that the

e To implement the Municipal Planning
Strategy and the Planning Policy
Framework.

e To provide for a range of residential,
commercial, industrial and other uses
which complement the mixed-use
function of the locality.

e To provide for housing at higher
densities.

e To encourage development that
responds to the existing or preferred
neighbourhood character of the area.

e To facilitate the use, development and
redevelopment of land in accordance
with the objectives specified in a
schedule to this zone.

application seeks planning approval for the
construction of dwellings only and does not include
any other non-residential uses, the applicant has noted
their intention to provide a diversity in housing supply
for the wider area to best support the local economy,
including this mixed-use area plus industrial areas
found slightly further afield.

It is expected that these dwellings are ideal for worker
accommodation, especially for the abattoir and

Gasons as they are both essential to the local economy
and are looking to expand.

Additionally, given the tourism facilities within the
immediate area, these smaller dwellings are also
considered ideal for short stay accommodation and
provide affordable accommodation options for people
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Decision Guidelines:

General

Before deciding on an application, in
addition to the decision guidelines in
Clause 65, the responsible authority
must consider, as appropriate: The
Municipal Planning Strategy and the
Planning Policy Framework.

The objectives set out in a schedule to
this zone.

Any other decision guidelines specified
in a schedule to this zone.

The impact of overshadowing on
existing rooftop solar energy systems
on dwellings on adjoining lots in a
Mixed-Use Zone or Residential Growth
Zone.

Subdivision

The pattern of subdivision and its effect
on the spacing of buildings. For
subdivision of land for residential
development, the objectives and
standards of Clause 56.

Construction and extension of two or more
dwellings on a lot

For two or more dwellings on a lot, the
objectives, standards and decision
guidelines of Clause 55.

Ararat Rural City

that wish to visit the area. As such, this proposal
provides great support for the economic growth and
future of Ararat.

The proposed development clearly aligns with the
zone's objective to provide housing at higher
densities, providing forty-six (46) 1- 2 bedroom units
across the 7072sgm site.

Although this application does not reflect the current
neighbourhood character, it is consistent with the
strategic intention for the area and is an example of
the emerging neighborhood character for these type
of developments as the area changes to accommodate
future growth.

As the application is not wholly consistent with the
existing neighbourhood character, the applicant has
provided a variety of measures within the proposal to
assist in the transition of the neighbourhood character.
These measures include single storey forms,
landscaping throughout the development and a high
level of compliance with both Clause 55 and 56, which
is a consideration under the decision guidelines of the
Mixed Use Zone.

Although there is not currently a strong non-residential
presence within this pocket, there is strategic
justification, combined with essential facilities to
encourage growth and medium density development
within this area. The need for non-residential uses and
associated housing options to support these uses are
required for the growth of Ararat, as confirmed by
Council's Ararat Sustainable Growth Future Report
(Feb 2014).

There is also existing public bus line that runs along
Grano Street and will assist in supporting the
connectivity and growth of this mixed-use area.

Zoning Map
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Overlays

Clause 44.06 — Bushfire Management Overlay
Purpose:

e Toimplement the Municipal Planning
Strategy and the Planning Policy
Framework.

e To ensure that the development of land
prioritises the protection of human life
and strengthens community resilience
to bushfire.

e To identify areas where the bushfire
hazard warrants bushfire protection
measures to be implemented.

e To ensure development is only
permitted where the risk to life and
property from bushfire can be reduced
to an acceptable level.

Decision Guidelines:

Comment

A small section of the northwest corner of the subject
site is located within a Bushfire Management Overlay.
This area is approximately 470sgm, which equates to
approximately 6.6% of the property.

It is anticipated that no more than five (5) dwellings will
be partially or wholly located within the BMO
boundaries. Based on the current plans, these are Lots
728,729,742,743 and 744.

As this BMO area is located along the corner of Burn
Street and Hargreaves Street, there is ample separation
between the subject site and the other properties that
are located within the BMO boundaries. This significant
separation provides defendable space if a bushfire was
to occur, and so it was considered appropriate that a
Bushfire Management Plan was not required for this
application unless it was requested by the CFA during
the referral process.

CFA confirmed the appropriateness of Council’s
decision regarding this document and responded that
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e The Municipal Planning Strategy and they were supportive of the application subject to
the Planning Policy Framework. conditions, which discuss the provision for water

e  Any other matters specified in a hydrants and design requirements for the common
schedule to this overlay. accessways.
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Particular Provisions
Clause 52.06 — Car Parking Comment
Purpose: The development proposes forty-six (46) 1-2-
bedroom dwellings. This results in a total car parking
e To ensure that car parking is provided requirement of 55 spaces, including 46 spaces (one
in accordance with the Municipal for each dwelling) and 9 spaces for visitors.
Planning Strategy and the Planning
Policy Framework. The proposal includes a total provision of 36 car
e To ensure the provision of an spaces with 8 being set aside for visitor parking. As
appropriate number of car parking such, the application seeks planning approval for a

spaces having regard to the demand waiver of 19 spaces (including 1 visitor space).

likely to be generated, the activities on
the land and the nature of the locality. Council have completed a data count of the traffic

flow within the area and are satisfied that the existing
road network can facilitate this additional traffic
volume.

e To support sustainable transport
alternatives to the motor car.

e To promote the efficient use of car
parking spaces through the
consolidation of car parking facilities.

e To ensure that car parking does not
adversely affect the amenity of the
locality.

Regarding reduction in on site car parking, Council
have agreed to the waiver upon the condition that
car parking is still provided to assist the
development, although not technically within the
property boundaries.
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e To ensure that the design and location
of car parking is of a high standard,
creates a safe environment for users
and enables easy and efficient use.

Decision Guidelines:

e The role and function of nearby roads
and the ease and safety with which
vehicles gain access to the site.

e The ease and safety with which vehicles
access and circulate within the parking
area.

e The provision for pedestrian movement
within and around the parking area.

e The provision of parking facilities for
cyclists and disabled people.

e The protection and enhancement of the
streetscape.

e The provisions of landscaping for
screening and shade.

e The measures proposed to enhance the
security of people using the parking
area particularly at night.

e The amenity of the locality and any
increased noise or disturbance to
dwellings and the amenity of
pedestrians.

e The workability and allocation of spaces
of any mechanical parking
arrangement.

e The design and construction standards
proposed for paving, drainage, line
marking, signage, lighting and other
relevant matters.

e The type and size of vehicle likely to
use the parking area. Whether the
layout of car parking spaces and access
lanes is consistent with the specific
standards or an appropriate variation.

e The need for the required car parking
spaces to adjoin the premises used by
the occupier/s, if the land is used by
more than one occupier. Whether the
layout of car spaces and accessways are
consistent with Australian Standards
AS2890.1-2004 (off street) and
AS2890.6-2009 (disabled).

e The relevant standards of Clauses
56.06-2, 56.06-4, 56.06-5, 56.06-7 and
56.06-8 for residential developments

As such, a recommended permit condition has been
prepared that reflects that the applicant must
upgrade the Grano Street and Burn Street verge to
include parking (one space outside each dwelling) in
addition to kerb and channel, pedestrian path and
street tree planting.

Although the above car parking spaces will not be
formally linked to the dwellings on title, it is
considered that these additional parking facilities are
likely to be used by the residents of said dwellings,
so from a functionality perspective, the development
will have one less visitor parking space than what is
required under Clause 52.06.

Given that these dwellings are likely to be used for
various groups of people, including visitors and
workers accommodation, Council’s engineering dept
are comfortable the current capacity of the road
network can facilitate this additional visitor space on
the street if required.

The car parking spaces that are proposed to be on
site are accessed via two double width accessways to
allow for safe and efficient ingress and egress for all
residents and visitors.

The application’s plans were updated post RFI to
ensure that they met the minimum dimensions
required for the proposed parallel parking and the
90-degree visitor parking at the rear.

Currently the proposal includes a 6.4m accessway
along parallel parking spaces. This is slightly wider
than what is required, however has been requested
by Council to allow additional clearance from the
spaces and provide a proactive solution to ensure
safe access is retained if residents don’t park close
enough to the kerb.

The turning circle area at the rear of each accessway
is 5x15m, providing sufficient space for vehicle to
turn and safely exit in a forward direction. The
satisfactory turning circles and manoeuvrability of the
proposed development is further confirmed by the
updated swept path diagrams that have been
included with this application.

The visitor parking at the rear meets the minimum
dimension requirements for 90-degree parking and
provides sufficient clearance around the vehicles and
wider area.
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with accessways longer than 60 metres
or serving 16 or more dwellings.

e Any other matter specified in a
schedule to the Parking Overlay.

Landscaping has also been provided to clearly
delineate shared accessways and parking spaces,
while also softening the quantity of hard surfaces,
providing a better amenity outcome.

Clause 52.17 — Native Vegetation
Purpose:

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):

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

e Minimise impacts from the removal,
destruction or lopping of native
vegetation that cannot be avoided.

e Provide an offset to compensate for the
biodiversity impact if a permit is
granted to remove, destroy or lop
native vegetation.

e To manage the removal, destruction or
lopping of native vegetation to
minimise land and water degradation.

Decision Guidelines:

Before deciding on an application, in addition
to the decision guidelines in Clause 65, the
responsible authority must consider the
decision guidelines specified in the Guidelines
as appropriate

Comment

There is no native vegetation located on the property
itself, however, there is native vegetation located at
145 Grano Street along the common boundary,
however it is considered that these trees will not be
impacted by the proposal as the car parking and
landscaped areas provides a significant setback from
any mature native vegetation. As such the proposed
dwellings are sufficiently located having regard to the
TPZ of any adjoining mature native trees.

As previously outlined the Street tree on Burn Street
is to be removed. This tree has been identified as a
Lophostemon confertus {Queensland Box}.

This particular tree is not indigenous to Victoria and
was part of Council’s annual Street tree planting
program. Therefore, this tree is not required to be
assessed against the provisions of Clause 52.17 as it
is exempt under the table at Clause 52.17 as Planted
Vegetation.

Replacement Street trees have been requested in the
proposed conditions of approval.

Clause 53.01 - Public Open Space
Contribution and Subdivision

A person who proposes to subdivide land must
make a contribution to the council for public
open space in an amount specified in the
schedule to this clause (being a percentage of
the land intended to be used for residential,
industrial or commercial purposes, or a
percentage of the site value of such land, or a

Comment

The application does not provide any public open
space and as such will need to provide a monetary
contribution in accordance with Clause 53.01.

A permit condition has been prepared to ensure this
amount is paid prior to the Statement of Compliance
for the associated stage.
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combination of both). If no amount is specified,
a contribution for public open space may still
be required under section 18 of the Subdivision
Act 1988.

Clause 53.02 - Bushfire Planning
Purpose:

e Toimplement the Municipal Planning
Strategy and the Planning Policy
Framework.

e To ensure that the development of land
prioritises the protection of human life
and strengthens community resilience
to bushfire.

e To ensure that the location, design and
construction of development
appropriately responds to the bushfire
hazard.

e To ensure development is only
permitted where the risk to life,
property and community infrastructure
from bushfire can be reduced to an
acceptable level.

e To specify location, design and
construction measures for a single
dwelling that reduces the bushfire risk
to life and property to an acceptable
level.

Decision Guidelines:

e The Municipal Planning Strategy and
the Planning Policy Framework.

e The bushfire hazard site assessment
and the bushfire management
statement submitted with the
application.

e Whether all of the approved measures
have been incorporated into the
application

Comment

As discussed above, a small section of the northwest
corner of the subject site is located within a Bushfire
Management Overlay, making this particular
provision relevant to the application.

This area is approximately 470sgm, which equates to
approximately 6.6% of the property. It is anticipated
that no more than five (5) dwellings will be partially or
wholly located within the BMO boundaries. Based on
the current plans, these are Lots 728, 729, 742, 743
and 744.

As discussed under our assessment of the BMO
requirements, this area is located along the corner of
Burn Street and Hargreaves Street, providing ample
separation between the subject site and the other
properties that are located within the BMO
boundaries. This significant separation provides
defendable space if a bushfire was to occur reducing
the risk of fire spreading or providing access for fire
assistance or emergency services.

Additionally, Council notes that the choice of
construction and materials to comply with the
appropriate BAL rating will be confirmed and
subsequently approved during the building permit
process. So further details regarding the dwellings’
construction to ensure the development prioritises
the protection of human life and the community will
be confirmed at that time.

Clause 55 — Two or More Dwellings on a Lot
Purpose:
e To implement the Municipal Planning

Strategy and the Planning Policy
Framework.

Comment

A full Clause 55 assessment has been provided within
Appendix 3. The document reflects a high level of
compliance with the objectives and technical
standards found under Clause 55.
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e To achieve residential development
that respects the existing
neighbourhood character or which
contributes to a preferred
neighbourhood character.

e To encourage residential development
that provides reasonable standards of
amenity for existing and new residents.

e To encourage residential development
that is responsive to the site and the
neighbourhood.

Clause 56 — Residential Subdivision
Purpose:

e Toimplement the Municipal Planning
Strategy and the Planning Policy
Framework.

e To create liveable and sustainable
neighbourhoods and urban places with
character and identity.

e To achieve residential subdivision
outcomes that appropriately respond to
the site and its context for:

- Metropolitan Melbourne growth
areas.

- Infill sites within established
residential areas.

- Regional cities and towns.

e To ensure residential subdivision

design appropriately provides for:

- Policy implementation.

- Liveable and sustainable
communities.

- Residential lot design.

- Urban landscape.

- Access and mobility management.

- Integrated water management.

- Site management.

- Utilities.

Comment

A full Clause 56 assessment has been provided within

Appendix 4. The document reflects a high level of
compliance with the objectives and technical

standards found under Clause 56.

Decision Guidelines

Clause 65.01 — Approval of an Application

Comment

The matters set out in section 60 of the Act.

The provisions of the Act have been considered

throughout this report.
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Any significant effects the environment,
including the contamination of land, may have
on the use or development.

The property has been vacant for some time, with
the previous use being residential when a dwelling
was located on the land. Given this historical context
and that non-residential uses have not since occurred
on the land, there is no expected contamination risk
nor a concern for the proposed residential use.

The Municipal Planning Strategy and the
Planning Policy Framework.

It is considered that the proposal aligns with State
Planning Policy Framework, including local clauses as
discussed in detail within this report.

The purpose of the zone, overlay or other
provision.

It is considered that the proposal aligns with the
purpose and strategic intent of the Mixed Use Zone,
Bushfire Management Overlay and relevant Particular
Provisions as discussed in detail within this report.

Any matter required to be considered in the
zone, overlay or other provision.

As above.

The orderly planning of the area.

The proposal is a potential catalyst for the increased
growth of the area and local economy. The economy
growth is largely plateaued by the limited number of
workers and residents of the area, due to the minimal
housing stock or affordable accommodation
alternatives.

As such, the provision to increase housing options
within this mixed use area, provides for the orderly
planning for growth of the wider area.

The effect on the environment, human health
and amenity of the area.

No significant impact on environment, human health
nor the amenity of the area is expected with this
application.

Council notes that this application will provide an
increase in dwelling density and therefore a point of
difference from the rural living area to the north west
of the subject site, however the increase in noise and
traffic levels are expected to be within the standard
range for expected within a Mixed Use Zone.

The proximity of the land to any public land.

The subject site is located in proximity to a few
public open spaces, however this application does
not pose any works that would affect the use or
amenity of this public land. The site is located in
close proximity to a number of parks and recreation
facilities which can be accessed by future residents.

Factors likely to cause or contribute to land
degradation, salinity or reduce water quality.

There are no works proposed that would have a
detrimental effect on the immediate environment.
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Whether the proposed development is
designed to maintain or improve the quality of
stormwater within and exiting the site.

The proposal will increase stormwater run off due to
the increased in impermeable land within the
development, however this stormwater with be
managed to the satisfaction of the Responsible
Authority.

The extent and character of native vegetation
and the likelihood of its destruction.

Although the proposal seeks to remove one street
tree due to its location within the road reserve, this
tree is not a planted tree that is not indigenous to
Victoria and replacement street tree planting will be
required.

Design measures have been included to protect
existing native vegetation at 145 Grano Street.

Whether native vegetation is to be or can be
protected, planted or allowed to regenerate.

Design measures have been included to protect
existing native vegetation at 145 Grano Street.

The degree of flood, erosion or fire hazard
associated with the location of the land and the
use, development or management of the land
so as to minimise any such hazard.

The proposal does not propose any works that could
create significant detriment to the environment in
terms of flood or erosion.

The adequacy of loading and unloading
facilities and any associated amenity, traffic flow
and road safety impacts

No loading/unloading is proposed with this

application. The proposed car parking meets the
design guideline requirements allowing safe and
efficient movements to and from the subject site.

A traffic count has been recently performed by
Council and are satisfied that the existing road
network can accommodate the additional traffic flow
without any impact on the amenity of the area.

The impact the use or development will have
on the current and future development and
operation of the transport system.

The proposed development is within immediate
proximity of a bus route that runs along Grano Street.

As multiple parking spaces are located on site, it is
expected that majority of visitors or residents will rely
on private transportation options.

That being said, as the area grows, there are facilities
in place to increase the frequency of this bus route, if
required by increased demand.

Clause 65.02 — Approval to Subdivide Land

Comment

The suitability of the land for subdivision.

Due to the encouragement of high dwelling
densities, the property is suitable for land
subdivision, with no minimal lot size required.
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Additionally, there are no Section 173 agreements or
restrictions on title to prohibit the subdivision of the
subject site.

The existing use and possible future
development of the land and nearby land.

The surrounding uses are largely residential at the
moment, however that is not consistent with the
strategic vision and intent for this immediate area. As
it is zoned mixed use, it is expected that non-
residential uses in addition to high dwelling densities
will emerge in the years to come, with this
application being a potential catalyst for the
transition of the area as it provides additional
housing stock to support the local growth of Ararat.

The availability of subdivided land in the
locality, and the need for the creation of further
lots

There are no lots or dwellings within the area that
provide this type of housing. As such, this application
will inject a substantial number of dwellings while
also providing housing affordability.

The effect of development on the use or
development of other land which has a
common means of drainage

The development is not expected to have an impact
on the drainage of the surrounding properties.

Conditions within the proposed planning permit
include a requirement for the provision of a drainage
discharge plan.

The subdivision pattern having regard to the
physical characteristics of the land including
existing vegetation

The subdivision pattern has taken into consideration
the existing boundary interfaces, boundary
dimensions, surrounding vegetation and fall of the
land.

Although one street tree needs to be removed along
Burn Street’s road reserve, substantial replacement
planting is requested and native vegetation at 145
Grano Street will not be impacted by this
development.

The density of the proposed development

As discussed in further detail under objection
responses, the reduction in dwelling density during
the application process resulted in a high level of
compliance with the standards under Clause 55 and
Clause 56.

Given the high level of compliance and a purpose of
the Mixed Use Zone is to encourage high densities,
the current density (plus these dwellings being either
only one to two bedroom single storey units), is not
considered to be excessive for the purpose of the
zone and Council’s strategic intent for the area.
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The area and dimensions of each lot in the
subdivision

The area and dimensions for each lot are considered
sufficient for individual 1-2 bedroom dwellings or the
multiple dwellings as found with Stage 1.

The layout of roads having regard to their
function and relationship to existing roads.

There are no roads proposed, however the shared
accessways are considered to be dimensioned and
laid out to allow for safe and efficient movements
when entering and exiting the development, in
addition to integrating into the wider local road
network.

The movement of pedestrians and vehicles
throughout the subdivision and the ease of
access to all lots.

As above, the shared accessways are considered to
be dimensioned and laid out to allow for safe and
efficient movements when entering and exiting the
development.

Additionally, the provision for both internal and
external pedestrian pathways, plus a pedestrian link
through from one visitor parking area to the other,
allows for ease of pedestrian movement, both within
and around the development.

The provision and location of reserves for
public open space and other community
facilities.

No public open space or community facilities are
proposed with this application.

The staging of the subdivision

The staging of the development appears orderly and
allows for one large lot, and then the staging of multi
lot subdivision to come later.

The design and siting of buildings having
regard to safety and the risk of spread of fire.

Only a small section of the property is within a BMO,
with most of these dwellings being paired off to
provide separation, increasing defendable space
within the development and reducing fire risk.

The provision of off-street parking.

The application seeks planning approval for a waiver
of 19 spaces (including 1 visitor space).

Council have agreed to the waiver upon the
condition that car parking is still provided to assist
the development, although not technically within the
property boundaries.

As such, a recommended permit condition has been
prepared that reflects that the applicant must update
the Grano Street and Burn Street verge to include
parking (one space outside each dwelling) in addition
to kerb and channel, pedestrian path and street tree
planting.

The provision and location of common
property.

Currently common property is the accessway,
pedestrian paths, service pillar/letterbox area, bin
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storage area, car parking areas and the associated
landscaped pedestrian link, plus the water tank area.

These common areas provide multiple facilities for
the residents of the development, while being are
easily accessible and clearly delineated from the
individual lots.

A planning permit condition has requested that the
plans been amended so the front and in between
landscape strips of the internal dwellings, be
common property to ensure satisfactory
maintenance.

The functions of any body corporate.

Any function of a body corporate will need to be
done in accordance with Owners Corporation Act
2006.

The availability and provision of utility services,
including water, sewerage, drainage, electricity
and gas.

All utilities will need to be provided by the applicant

during the development of the property. All servicing
authorities have provided in principle support for the
application subject to conditions.

These conditions have been wholly including in our
recommendation at the start of this report.

If the land is not sewered and no provision has
been made for the land to be sewered, the
capacity of the land to treat and retain all
sewage and sullage within the boundaries of
each lot.

The development is to be sewered in accordance
with GWM Water's conditions.

Whether, in relation to subdivision plans, native
vegetation can be protected through
subdivision and siting of open space areas.

No vegetation is required to be removed from the
site and the layout has been designed to protect
existing native vegetation at 145 Grano Street.

The impact the development will have on the
current and future development and operation
of the transport system.

As noted previously.

The proposed development is within immediate
proximity of a bus route that runs along Grano Street.

As multiple parking spaces are located on site, it is
expected that majority of visitors or residents will rely
on private transportation options.

That being said, as the area grows, there are facilities
in place to increase the frequency of this bus route, if
required by increased demand.
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OTHER CONSIDERATIONS

The assessment and determination of this application requires the Council to consider a range of issues which
include the relevant provisions within the Ararat Planning Scheme, any benefits or impacts of the proposed land
development, comments/advice received from various external authorities, plus other internal departments within
the organisation.

In addition to the all the matters assessed and discussed above, there are additional considerations that need to
be discussed that are yet to be covered. These considerations are discussed in greater detail below.

Proximity to Abattoir

There is an existing abattoir that is located within less than 400m of the subject site, towards the north east. This
is less than the 500m buffer recommended within Recommended Buffer Distances for Industrial Residual Air
Emission, EPA, 1990. Council have taken this facility’s proximity into consideration when preparing this report.

Although the facility is within the 500m buffer, Council is of the opinion that the facility’s proximity to the subject
site, does not result in the property being unsuitable for a residential use. Currently multiple single dwellings are
located within the 500m buffer, with many being in much closer proximity than the subject site without any issue.

As mentioned previously in this report, the type of housing stock proposed is ideal for worker accommodation
and therefore being within close proximity to such a large facility with a need for additional staff is of great benefit.
Also, as the current facilities are built up along Nott Road, when the abattoir look to expand, they are likely to
expand further east and north east, which is further away from the subject site and well outside of the 500m
buffer.

Additionally, Council notes that there have been no complaints in regards to noise or odours etc from the facility
and given any expansion will be further away from the subject site, Council do not expect that to change in the
future.

Waste Management

A Waste Management Plan has been submitted with the application for Council’s consideration. This document
was referred to Council’s Waste and Sustainability Team for comment and they were subsequently satisfied with
the proposed waste management strategy, including Council being the authority to provide waste collection for
the development.

A Waste Management Plan indicated that Council would service the 46 dwellings, and proposes the following:

e Waste bin collection to be completed weekly, with recycling to be completed fortnightly.

e Dwellings facing Burn Street and Grano Street to have traditional street collection, and each be provided
with a 120L waste bin and 240L recycling bin.

e Duwellings facing in shared accessway (within Stage 1) to be provided with shared waste facilities and be
provided with six (6) 240L waste bins and three (3) 240L recycling bins.

e Duwellings facing in shared accessway (within Stage 3) to be provided with shared waste facilities and be
provided with six (6) 240L waste bins and three (3) 240L recycling bins.

e Both shared waste facilities are located within the Bin Storage areas and are located along the shared
accessway towards Burn Street.

e Bin Storage areas to be located at ground level with no roof to ensure good ventilation.

e No junk mail signage to be provided on letter boxes to minimise waste/recycling.
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This document will need to be updated in accordance with the endorsed development plans requirements and
subsequently endorsed itself. This document must be read in accordance with the planning permit and any other
endorsed documentation.

COMMENTS MADE IN OBJECTION
Objections have been received from three local residents, as well as one landowner who owns a property in the
immediate area, although their residential address is listed as the inner west of Metropolitan Melbourne.

Each objection letter and any secondary comments have been attached to this report.

The topics of objection and the officer response to each are set out below. Some concerns are put in general
terms as many of the objections had similar grounds, whilst individual grounds are italicised.

Concern: Proposed dwelling density is too high, especially for a rural living lifestyle.

Response: Although there are dwellings within a Rural Living Zone within the immediate area, the subject site is
zoned as Mixed Use Zone which is specifically allows for higher residential densities, in addition to non-residential
uses. As such, the rural living lifestyle is not required for this property.

That being said, there is a still a consideration of how high is too high and where does Council draw the line in
regard to residential density within a Mixed Use Zone context? This line is confirmed during the assessment of
the application against the other planning policy requirements that are relevant to this application, including
Clause 55 and 56.

With the original application, the applicant sought planning approval for 54 dwellings. Upon initial review, it was
clear that this number was excessive and could not be accommodated by the subject site, as it did not comply
with multiple standard objectives or technical requirements, including:

e Integration with the Street;

e Street Setback;

e Parking Locations;

e Private Open Space (POS/SPOS);

e Solar Access to Open Space;

e Storage;

e Common Open Space;

e Safety;

e  Built Environment;

e Lot Diversity and Distribution;

e Car Parking — including minimum dimensions for accessways and car parking spaces.

With the exception of street setback, all these concerns were able to be addressed after the notice period by
reducing the proposed dwellings from 54 to 46 dwellings, with this land being redistributed into lots, both
accessways and car parking areas. Given the above and Mixed Use Zone, the current density plus these dwellings
being either only one to two bedroom single storey units, is not considered to be excessive for the purpose of
the zone and Council’s strategic intent for the area.

Concern: Not enough green space for the number of dwellings.
Response: As discussed above, since this original notice period and objection, the number of dwellings has been

reduced from 54 to 46 dwellings. As such, this additional land has been redistributed to allow for larger lots and
provide ample POS and SPOS to be in accordance with the SPOS minimum requirements under Clause 55.
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We note that the Secluded Private Open Space requirements are the same any dwelling no matter the size, so
when an application for one and two bedroom units provide SPOS areas over the minimum size requirements,
it results in substantial green areas for each resident to enjoy in the privacy of their backyard.
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Concern: Not sufficient diversity in housing stock eg 1 — 4 bedroom dwellings.

Response: The proposed type of housing stock has been provided to specifically address a lack of variety of
smaller dwellings within the area. The application has been proposed to provide affordable housing alternatives
and encourage workers and visitors to the area. As such, the exclusion of three or four bedroom dwellings with
this application is not considered to have a detrimental impact on the wider area as replicating the existing
housing stock will not achieve the diversity sought by the planning scheme.

There are multiple larger dwellings and properties within Ararat and the surrounding area if a resident wishes to
reside within a larger dwelling or on a large property.

Concern: People leaving institutional facilities like Ararat prison require additional facilities and amenity.

Response: This application has not indicated that it shall be used to house people that are leaving correctional
facilities. The assessment of the application on its planning merits concludes that the development provides
appropriate amenity and private open space to any future occupier.

Concern: Site’s excessive distance from commercial and public facilities

Response: The proposal is not in close proximity to the centre of Ararat, however, has been recognised as a
mixed use area, strategically intended to develop its own commercial hub within the future. Although the existing
dwellings within the area are not currently under re-development, as Ararat grows, those types of public facilities
will be provided in the future as the population growth requires. In the meantime, the site is well serviced in
relation to open spaces and recreational activities and commercial and social services can be accessed via car or
the public bus service running along the sites frontage.

Concern: Application does not address the demolition of the structure that was demolished in the 90s.

Response: Any previous removal of any structure in the 90s, whether it be legally or illegally done, has no bearing
on the planning merit of this application. Although Council do not condone or encourage the demolition of
dwellings, especially if they are historic and conducted illegally, any historical value of this structure (that was on
the land over 20 years ago) may have had, has since been devalued and is unable to be once again realised, as
mock heritage replicas are not encouraged by Council or Council’s heritage policy.

Concern: Application renders the property unfit for people seeking a rural lifestyle.

Response: The property is located within a Mixed Use Zone. Although there are dwellings located within a Rural
Living Zone to the immediate north and north west, the strategic intention for this property is for the land to
provide for a range of residential, commercial, industrial and other uses which complement the mixed-use
function of the locality and to provide for housing at higher densities as such the neighbourhood character will
change and evolve as land within the Mixed Use zone is developed. There are multiple parcels of land within the
surrounding area that can accommodate rural lifestyles.

Concern: The increase in persons into the area may result in minimal egress within a bushfire impact area.

Response: Only a small section of the property is located within a BMO, and defendable space is provided
around this section due to the road interfaces with Burn Street and Hargreaves Street.
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The traffic flow count that was conducted for this application has confirmed Council’s opinion that the increase
in traffic will be able to be accommodated by the existing road network without congestion. As such, egress
during such an event should not be impacted by this development.

Concern: /ncrease in dwelling density provides an increase in noise, traffic, waste, visual pollution and utilities.

Response: It is clear that the proposal will result in an increase in general noise, traffic, waste, visual pollution and
demand on utilities than the existing vacant lot, however as this property is zoned for mixed use and the wider
area to be identified as a future mixed use hub, including provisions for non-residential uses, this is expected to
occur as development progresses.

Although the development of the subject site should limit its impact on the amenity of the surrounding properties,
especially those located within a Rural Living Zone, the level of noise is expected to be similar to standard medium
density developments. Additionally, Council’s waste and asset team have reviewed the applications and believe
the waste levels can be accommodated by Council’s waste collection service and the increase in traffic by the
existing road network.

Utilities will need to be provided by the applicant during the development of the land and to the satisfaction of
the servicing authorities. All their conditions have been included as a permit condition under the recommendation
found at the start of this report.

Concern: Previous VCAT decision

Response: The previous VCAT decision was discussed with the applicant during pre-application meeting.
Although there are similar issues in regard to the change in neighbourhood character, this application seeks
planning approval for a different type of dwellings. These are specifically proposed to provide a variety of housing
stock that is smaller, affordable and that will encourage visitors and worker into the area to assist in the economic
growth of Ararat. These dwellings are not anticipated to be standard family homes, and anyone seeking this type
of accommodation, has other options within the surrounding area.

Additionally, this application has a high level of compliance with the objectives and technical standards of Clause
55 and Clause 56, which the other application did not. Car parking design guidelines have also been adhered to,
to provide safe and efficient ingress and egress, in addition to car parking spaces provided for all internal
dwellings.

Although not within the property boundaries, external facing dwellings are to be provided with car parking
options through the development of the grass verge into street parking, including kerb/channel, pedestrian paths
and associated landscaping/replacement planting.

Concern: Proximity to the abattoir

Response: As noted above, the type of housing stock proposed is ideal for worker accommodation and therefore
being within close proximity of such a large facility with a great need for additional staff is of great benefit. Also,
as the current facilities are built up along Nott Rd, when the abattoir look to expand, they are likely to expand
further east and northeast, which is further away from the subject site and well outside of the required buffer.
Additionally, Council notes that there have been no complaints in regard to noise or odours etc from the facility

and given any expansion will be further away from the subject site, Council do not expect that to change in the
future.

Concern: The application will substantially modify the existing streetscape.
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Response: Council agree that the application will modify the existing streetscape given the subject site is
currently a vacant lot. Although this application does not reflect the existing neighbourhood character, it is
consistent with the strategic intention of substantial growth for the area. As such, the application reflects an
example of the preferred neighbourhood character for this mixed-use precinct and the required changes to the
existing streetscape to accommodate mixed uses and the housing stock required to support local economy
growth.

In order to respect the existing neighbourhood character, the applicant has provided a variety of measures within
the proposal to assist in the transition. These measures include the single storey forms, landscaping throughout
the development and a high level of compliance with both Clause 55 and 56, which is a consideration under the
decision guidelines of the Mixed-Use Zone.

Overall, Council acknowledge that the application seeks planning approval for a development that is significantly
different from the vacant lot that currently exists, however the application provides Ararat with an opportunity to
support the local economy and its significant future growth by providing affordable and diverse housing stock
that is ideal for workers or visitor accommodation.

Council also note that these dwellings can also be used by those that wish to downsize within an area that is
identified for mixed use and would like to be in close proximity to the associated services and facilities that come
with growth within a mixed-use context. Additionally, the proposed development is not expected to provide any
change to the amenity of the area that would exceed the standard changes seen within other standard medium
density developments.

KEY CONSIDERATIONS
Alignment to Council Plan Strategic Objectives

7 Growing our Place
We will create the settings to support growth across our municipality through an improved planning
scheme, actively pursuing new housing options and exploring models for in-migration.

1.2 Support innovative housing models that work to overcome market failure and create the capacity to
increase the population of Ararat Rural City.

5 Enhance community Life
We will work with the communities of Ararat Rural City to maintain social cohesion, support community
activity and cultural life, and enhance safety.

5.3 Partner with community groups, not-for-profits, and tradlitional owner organisations to develop Ararat
Rural City as a more inclusive and diverse community.

6  Strong and Effective Governance
We will work hard to build models of governance that place delivering public value at the centre
through effective financial management, well measured risk management; and implementation of
effective community engagement practices.

6.1 Deliver responsible budget outcomes, linked to strategy, that deliver value, innovation and rating
fairness.

6.2 Ensure appropriate risk management is applied to Council and organisational decisions. Council’s
internal function is applied to areas of perceived risk.



11 JANUARY 2022 i
COUNCIL MEETING MINUTES @

Ararat Rural City

FINANCIAL
The Council may have a financial obligation to put its case at VCAT in the event that the decision on the
application is appealed by either the applicant or objectors.
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POLICY/LEGAL/STATUTORY

The policy, legal and statutory considerations defined by the planning scheme and overarching legislation and
practice have been outlined in the assessment of the application and throughout this report.

RISK ASSESSMENT

The assessment of this application has utilised a number of techniques to minimise known risks. The assessment
has been undertaken by an external consultancy from the Council’s Panel of providers as key staff have a conflict
of interest through their association with the applicant and their consultants.

Furthermore, by the Council assessing the consultant’s report there is an additional level of review of the
proposal.

The assessment process follows the provisions of the legislation and the planning scheme clauses and related
documents such as the Infrastructure Design Manual to ensure that the outcomes meet broad community
standards as well as acceptable and safe design responses.

CONCLUSION

The application seeks planning approval for a development that is significantly different from the vacant lot that
currently exists; however, the proposal represents an opportunity to diversify and expand the housing options
within Ararat while also supporting the economic and tourism offerings.

During the assessment process the proposal has been assessed against the Planning Policy Framework, the
purpose of the zone, overlays and Particular Provisions.

As mentioned previously, the development clearly aligns with Council’s strategic intent for the area, although as
there has been minimal change from a rural living area since the preparation of Ararat Sustainable Growth Future
Report (Feb 2014). As such, the development proposal would be the first step towards substantial growth and
realising Council’s strategic vision for the area.

The application also reflects a high level of compliance for the following policies within the Ararat Planning
Scheme:

e Clause 11 - Settlement

e Clause 15 - Built Environment and Heritage

e Clause 16 - Housing

e Purpose of the Clause 32.04 - Mixed Use Zone

e Design guidelines of Clause 52.06 — Car Parking

e Clause 55 - Two or More Dwellings on a Lot

e Clause 56 - Residential Subdivision

Although a waiver is formally required under Clause 52.06, a recommended permit condition indicates that this
application must seek to have a parking space provided outside each external dwelling along Grano Street and
Burn Street Road reserve, with the upgrade at the cost of the applicant.

Additionally, Council is satisfied that the increase traffic from the proposed density can be accommodated by the

existing road network and waste collection by Council’s waste team. As such, the proposed development is not
expected to provide any change to the amenity of the area that would exceed the standard changes seen within
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other standard medium density developments and is consistent with the purpose of the Mixed-Use Zone which
includes providing for housing at higher densities.

It is therefore considered that the proposal is an acceptable outcome having regard to the provisions of the
Ararat Planning Scheme. As such, Council recommends planning approval for the construction of forty six (46)
dwellings on a lot, staged multi lot subdivision, an associated reduction in car parking requirements.

RECOMMENDATION

That the Council, having required that Notice of Application be given and having received and considered
objections and submissions and the question of detriment, resolves to issue a Notice of Decision to Grant
Planning Permit No. PA3042 for the construction of forty six (46) dwellings on a lot, staged multi lot subdlivision
and an associated reduction in car parking requirements at 137-139 Grano Street Ararat.

1. Amended Plans Required

Before the use and/or development starts, amended plans must be submitted to and approved by the Council.
When approved, the plans will be endorsed and will then form part of the permit. The plans must be drawn to
scale with dimensions and must be generally in accordance with the plans submitted with the application but
modlified to show:

a) Removal of Street Tree (Queensland Box) to be reflected on site plan.

b) Bins Storage areas to be titled as Bin Storage 1 and Bin Storage 2.

c Lot numbering on all site plans to be updated - there are two Lot 729 on the plans.

d) Front and in between landscape strjps of internal dwellings, to be designated as common property to
ensure satisfactory maintenance.

e On-site lighting to be provided around both visitor parking areas, including the section along the water
tanks.

2. Layout not altered

The use and/or development shown on the endorsed plans must not be altered without the written consent of
the Council.

3 Amended Subdlivision Plan Required

Prior to certification of the plan of subdivision, the developer must provide amended subdlivision plans to the
satisfaction of the Council. The amendments must include:

a) Any revisions required from Condlition 1, including Condiition 1(d)

When approved, the plan will be endorsed and will then form part of the permit.

4. Staging FPlan Required

Prior to certification of the plan of subdivision, the developer must provide amended the staging plans to align
with any changes to the subdivision plan the satisfaction of the Council.

5. Layout not altered

The subdivision as shown on the endorsed plans must not be altered without the prior written consent of the
Council.

6. Staged Subdivision
The subdivision must proceed in the order of stages as shown on the endorsed plans unless otherwise agreed to

by the Council.

7. Formal Plan of Subdivision
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The formal plan of subdivision lodged for certification must be in accordance with the endorsed plan and must
not be modiified except to comply with statutory requirements or with the written consent of the Council.

8 Payment in Lieu of Open Space

The applicant or owner must pay to the Council a sum equivalent to 5% of the site value of all land in the
subdlivision & the cost incurred with the land valuation to set the Open Space contribution. This payment must
be made before a statement of compliance is issued and may be varied under section 19 of the Subdlivision Act
71988.

9. Section 173 Agreement

Unless otherwise agreed in writing by the Responsible Authority, prior to the Certification of Plan of subdivision,
the Owner must enter into an Agreement with the Responsible Authority under the provisions of section 173 of
the Planning and Environment Act 1987 and such agreement must require that:

a) All future development on the proposed lots must be in accordance with Planning Permit 3042 jssued by
the Ararat Rural City on (insert permit date) or any subsequent amendment or new Planning Permit issued
by the Council.

b) With the except of Stage 1, no lot maybe further subdjvided to increase the number of lots.

Prior to a Statement of Compliance being issued:

Application must be made to the Registrar of Titles to register the Section 173 Agreement on the title to the land
under Section 181 of the same Act.

The owner must pay all costs (including Council’s costs) associated with the preparation, execution, registration
and (if later sought) cancellation of the Section 173 Agreement.

10. General amenity
The use and development must be managed at all times so that the amenity of the area is not detrimentally
affected, through the:

a) transport of materials, goods or commodiities to or from the land

b) appearance of any building, works or materials

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

a) presence of vermin

71. Landscape Master Plan

Before the development starts; a Landscape Master Plan for all landscape works must be submitted to and
approved by the Responsible Authority. When approved, the plan will be endorsed and will then form part of the
permit. The plan must be generally in accordance with the landscape plan submitted except that the plan must

also show:

a) Detail of surface finishes of pathways, driveways, footpath location and linkages through the
development and public reserves.

b) A planting schedule of all proposed trees, shrubs and ground covers.

c) Ad(dlitionally on-site lighting to be provided around both visitor parking areas, including the section along
the water tanks.

a) All details must be to the satisfaction of the Responsible Authority.

12. Road Reserve Upgrade Master Plan

An upgrade to the existing road reserve along the property’s interface with Grano and Burn Street is required.
These upgrades must be prepared in the form of a masterplan to Council’s satistaction, and submitted for Council
for their approval and endorsement. This masterplan must include:

a A pedestrian footpath along Grano and Burn Street;
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b) Parallel car parking spaces along Grano and Burn Street, allowing for one space outside each dwelling;
c Kerb and channel to be provided along Grano and Burn Street;

ad) Naturestrips to be provided between pedestrian path and car parking along Grano and Burn Street;

e Two street trees to be provided and evenly distributed along Burn Street and

/) Three street trees to be provided and evenly distributed along Grano Street.

All street trees are to be Brush Box ((Lophostemon Confertus) and a minimum of Zm high at the time of planting.
The street tree(s) must be maintained for a period of 2 years from planting and any losses replaced to the
satisfaction of the Council prior to the end of the maintenance period.

All the works and planting listed above will be at the cost of the applicant.
13. Naturestrips
The naturestrips fronting the development must be constructed in accordance with levels and specifications

submitted to and approved by the Council.

The works must include -

a The reshaping of the naturestrip.

b) Topdressing the area with a 75 millimetre rolled depth of good quality loamy topsoil free of any weed or
seed.

d Seeding the area with an appropriate seed mix.

All works must be completed to the satisfaction of the Council prior to the use commencing.

74. Completion of landscaping

Before the use/occupation of the development starts or by such later date as is approved by the Council in
writing, the landscaping works shown on the endorsed plans must be carried out and completed to the
satisfaction of the Council.

75. Landscaping maintenance
The landscaping shown on the endorsed plans must be maintained to the satisfaction of the Council for a
minimum period of 2 years. Any dead, diseased or damaged plants are to be replaced prior to the end of this

period.
Assets

16. Vehicle Access
Vehicle access to the proposed development must be constructed at approved locations (Grano & Burn St) in
accordance with plans, designs and specifications approved by the Responsible Authority (IDM standard drawing)

All works must be completed to the satisfaction of the Responsible Authority prior to the use commencing.

Any works beyond the property boundary on the road reserve or public land will be subject to a further permit
from Council which must be obtained before works commence.

17. Internal accessways and car parking
Before the use or occupation of the development starts, the areas set aside for the parking of vehicles and access
lanes as shown on the endorsed plans must be:

a) constructed with seal or concrete

b) properly formed to such levels that they can be used in accordance with the plans
c) drained

ad) line-marked to indicate each car space and all access lanes

e clearly marked to show the direction of traffic along access lanes and driveways
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All vehicle entry to and egress from the site must be in a forward dlirection.

Car spaces, access lanes must be maintained and kept available for these purposes at all times.

All works must be completed to the satisfaction of the Responsible Authority prior to issue statement of
compliance.

18. Number of Spaces
No fewer than 36 car spaces must be provided on the land for the development including (8) spaces clearly
marked for visitors.

79. Vehicular crossings

Vehicular crossing(s) must be constructed to the road to suit the proposed driveway(s) to the satisfaction of the
Council and any existing crossing or crossing opening must be removed and replaced with footpath, nature strip,
and kerb and channel to the satistaction of the Council prior the use commencing or Statement of Compliance
(as applicable to the permit type).

20. Lighting
Installation of street lighting in Grano Street, Burn Street & common property to the satisfaction of the
Responsible Authority

21. On-site lighting

Low intensity lighting must be provided on-site to the satisfaction of the Council to ensure that car park areas
and pedestrian access ways are adequately illuminated during evening periods without any loss of amenity to
occupiers of nearby land.

22. Drainage Construction

Any underground or surface works must be constructed in accordance with plans, computations and
specifications submitted to and approved by the Council before the use commences. Such drainage works must
be designed and installed to transport stormwater run-off from the subject land and surrounding land or adjoining
road(s) to an approved point of discharge.

Stormwater must not drain or discharge from the land to adjoining properties. All works must be completed to
the satisfaction of the Council prior to the activity allowed by this permit commencing.

23. Water Tank Overflow Drainage
That the overflow from the tanks be connected to the existing/proposed stormwater drainage system that
connects to the legal point of discharge to the satisfaction of the Council.

Stormwater must not drain or discharge from the land to adjoining properties. All works must be completed to
the satisfaction of the Council prior to the activity allowed by this permit commencing.

24. Stormwater

Prior to the completion of construction, the applicant is to provide evidence from a registered engineer that the
proposed works to distribute the stormwater runoff from the roof of the structure will ensure:

erosion does not occur around the buildings and the nearby waterway; and

the rate of overflow/runoff does not create water quality issues in the nearby waterway when it flows.

25. Disposal Plan

A Waste Management and Disposal Plan must be submitted to and approved by the Council before the
commencement of activity allowed by this permit. The plan must be updated to reflect the changes to
development or subdivision plans during the endorsement process.
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All necessary approvals must be gained prior to materials being handled and disposed of in accordance with the
Disposal Plan to the satistaction of the Council.

26. Filled and contaminated sites

Before the use/development starts a soil report prepared by a suitably qualified geotechnical engineer or similar
must be submitted to and approved by the Council. When approved, the report will be endorsed and then form
part of the permit. The report must include data from a reasonable number of test bores on the site detailing fill
depths and contaminates, as determined in consultation with the Council. Sampling regime and analyses should
be generally in accordance with AS 4482. 1-2005, AS4482.2-1999 or NEPM B2.

27. Construction of Works
All works are to be completed for each stage prior to the Statement of Compliance, unless otherwise agreed to

by Council.

a) Construction of all common property access with concrete or asphalt/seal

b) Construction of kerb and channel common property, Grano and Burn Streets in accordance with relevant
permit condjtions

d Construction of footpath Grano and Burn Street frontages in accordance with relevant permit conditions

ad) Provision for rubbish bin and bin storage at common property access

e Construction of underground stormwater drainage

7 Construction of stormwater detention to reduce pressure on council’s stormwater system

o)) Topsoiling and seeding of naturestrips and street trees Grano and Burn Streets in accordance with
relevant permit conditions

h) Underground conduits for water, gas, electricity, and telephone.

), Stormwater harvesting system shall install to each unit prior to issue occupancy permit

28. Control of erosion during construction

Soil erosion control measures must be employed throughout the construction stage of the development (in
accordance with Construction Techniques for Sediment Pollution Control, EPA 1991) to the satisfaction of the
Council.

29. Controlled access points
Access to the site must only be at the nominated crossing shown on the endorsed plan. The crossing and road
pavement works are to be constructed to the satisfaction of Council.

30. Engineering Fees

Under section 17(2)(b) of the Subdlivision Act 1988 and clause 8 of the Subdivision (Permit and Certification Fees)
Regulations 1989, the prescribed fee for supervision of work must be up to 2.5% of the cost of constructing those
works, which are subject to supervision.

Such a fee must be paid to the Council prior to the issue of a Statement of Compliance.

NB: In supervising the works to ensure that all approved designs, plans and specifications are complied with,
Council is not responsible for any defects or failure in the works being undertaken (or the consequence of such
defect or failure). The Developer must be responsible for ensuring that the works are completed in accordance
with the approved designs, plans, specifications, any Act or Regulation or Council Local Law.

317. Fee for Checking Engineering Plans

Under section 43(2)(a)(iv) of the Subdivision Act 1988 and clause 9 of the Subdivision (Permit and Certification
Fees) Regulations 1989, the prescribed maximum fee for checking engineering plans must be 0.75 % of the
estimated cost of constructing the works proposed on the engineering plan. Such a fee must be paid to the
Council prior to the issue of a Statement of Compliance.
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NB: In supervising the works to ensure that all approved designs, plans and specifications are complied with,
Council s not responsible for any defects or failure in the works being undertaken (or the consequence of such
defect or failure). The Developer must be responsible for ensuring that the works are completed in accordance
with the approved designs, plans

32. Drainage Discharge Plan

Before any of the development starts or before the plan of subdivision is certified under the Subdlivision Act 1988,
a properly prepared drainage discharge plan with computations to the satisfaction of the responsible authority
must be submitted to and approved by the Responsible Authority. When approved, the plans will be endorsed
and will then form part of the permit. The plans must be drawn to scale with dimensions. The information
submitted must show the details listed in the council’s Infrastructure Design Manual and be designed in
accordance with the requirements of that manual.

The information and plan must include:

a) details of how the works on the land are to be drained and/or retarded and manage overland flow.

b) computations and specification submitted to and approved by Responsible Authority

d independent drainage for each lot

d) underground pipe drains conveying stormwater to the legal point of discharge for each allotment.

e a maximum discharge rate from the site is to be determined by computation to the satisfaction of Council.

7 documentation demonstrating approval from the relevant authority for the legal point of dlischarge.

o)) Full drainage assessment to make sure that existing drainage system in Grano Street is not under
pressure.

&5 lime Limits

Time Limit for starting and completion — development

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

a) The use and/or development is not started within 2 years of the date of this permit.

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

The Council may extend the periods referred to if a request is made in writing before the permit expires, or as
specified under Section 69 of the Planning and Environment Act 1987.

Time Limit - Subdivision
This permit will expire if:-

a) The Plan of Subdlivision for the first stage is not certified within 2 years of the date of this permit; or

b) The plan of subdivision for any subsequent stage of the subdivision is not certified within 2 years of the
date of the certification of the previous stage of the subdivision.

c) The registration of any stage of the subdivision is not completed within 5 years of the date of certification

of the plans of subdlivision.

The Council may extend the periods referred to in Part a) only if a request is made in writing before the permit
expires or as specified under Section 69 of the Planning and Environment Act 1987.

REFERRAL AUTHORITY CONDITIONS

34. CFA (Reference: 16000-687949-114985)

a) Hydrants

Prior to the issue of a Statement of Compliance under the Subdlivision Act 1988 the following requirements must
be met to the satisfaction of the CFA:
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Above or below ground operable hydrants must be provided. The maximum dlistance between these hydrants
and the rear of all building envelopes (or in the absence of building envelopes, the rear of the lots) must be 90
metres and the hydrants must be no more than 120 metres apart. These dlistances must be measured around lot
boundaries.

The hydrants must be identified with marker posts and road reflectors as applicable to the satisfaction of the
Country Fire Authority.

b) Common Property Accessway

The common property accessway must be constructed to a standard so that it is accessible in all weather
conditions and capable of accommodating a vehicle of 15 tonnes for the trafficable road width.

The average grade must be no more than 1in 7 (14.4%) (8.1 degrees) with a maximum of no more than 1 in 5
(20%) (11.3 degrees) for no more than 50 meters. Djps must have no more than a 1in 8 (12%) (7.1 degree) entry
and exit angle.

Curves must have a minimum inner radjus of 10 metres.

Have a minimum trafficable width of 3.5 metres and be clear of encroachments for at least 0.5 metres on each
side and 4 metres above the access way.

35. GWM Water (Reference: 04/040/1357)

a) The owner/ applicant must install water mains and associated works to serve each lot of the proposed
development, at the owner's cost, and in accordance with GWM Water's specifications and requirements.

b) The owner/ applicant must provide plans and estimates of all proposed water supply works prior to
commencement, for GWM Water's approval.

c The owner/ applicant must provide individually metered water services to each adwelling in accordance
with GWM Water's requirements.

c The owner/ applicant must install sewerage mains and associated works to individually serve each lot of
the proposed development, at the owner's cost, in accordance with GWM Water's specifications and
requirements.

ad) The owner/ applicant must provide individual sewer services to each lot in accordance with GWM Water's
requirements.

e The owner/ applicant must provide plans and estimates of all proposed sewerage works prior to

commencement for GWM Water's approval.

7 The owner/ applicant must pay to GWM Water a fee of 3.25% of the total cost of construction (including
design and supervision) for its review of design documentation and supervision of works. This fee relates
to checking that the works are designed and constructed in accordance with GWM Water's requirements
and does not relieve the developer from ensuring proper design and appropriate supervision.

g) The owner/ applicant must provide three metre wide easements in favour of GWM Water over all existing
and proposed sewers located within private land.
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h) The owner/ applicant must provide written notification of commencement of the works to enable GWM
Water to organise inspections and coordinate with its staff.

i) The owner/ applicant must ensure all infrastructure is tested in accordance with the relevant WSA and
GWM Water standards. This includes water quality,

/) compaction, air and hydrostatic pressure testing as directed by GWM Water.

k) The owner/applicant must provide "as constructed"” plans and a schedule of final asset costs at the leve/

identified in GWM Water's asset register for all water and sewerage works upon completion.

/) The plan of subdlivision submitted for certification must be referred to GWM Water in accordance with
Section 8 of the Subdiivision Act.

m) The owner/ applicant must provide an owner’s corporation to manage all common sewer property
services.
n) The owner/ applicant must provide GWM Water with an updated drainage plan for each dwelling

submitted by a qualified plumber.

36. PowerCor (Reference 308218093)

The plan of subdivision submitted for certification under the Subdivision Act 1988 shall be referred to the
Distributor in accordance with Section 8 of that Act.

The applicant shall provide an electricity supply to all lots in the subdivision in accordance with the Distributor’s
requirements and standards.

The applicant shall ensure that existing and proposed buildings and electrical installations on the subject land
are compliant with the Victorian Service and Installation Rules (VSIR).

37. Downer (Reference: 521-2400)

The plan of subdlivision submitted for certification must be referred to AusNet Gas Services in accordance with
Section 8 of the Subdivision Act 1988.

Additional Permit Notes:

Council

Any works on a roadway will require a permit from the Asset Dept. This Planning Permit does not constitute such
approval. Prior to commencing any works on site please contact Ararat Rural City Council Technical Services on
(03) 5355 0200.

CFA

CFA’s requirements for identification of hydrants are specified in ‘Identification of Street Hydrants for Firefighting
Purposes’ available under publications on the CFA web site (www.cfa.vic.gov.au)

CFA does NOT consent to the Certification of the Plan of Subdivision under Section 9 of the Subdivision Act
1988. CFA does want the Plan of Subdivision for this planning permit application referred under Section 8 of the
Subdivision Act 1988.

CFA does NOT consent to the issuing of Statement of Compliance.

.
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PowerCor

Extension, augmentation or rearrangement of the Distributor’s electrical assets may be required to make such
supplies available, with the cost of such works generally borne by the applicant.

Where electrical works are required to achieve VSIR compliance, a registered electrical contractor must be
engaged to undertake such works.

MOVED CR BEALES
SECONDED CR WATERSTON

That the Council, having required that Notice of Application be given and having received and considered
objections and submissions and the question of detriment, resolves to issue a Notice of Decision to Grant
Planning Permit No. PA3042 for the construction of forty six (46) dwellings on a lot, staged multi lot
subdivision and an associated reduction in car parking requirements at 137-139 Grano Street Ararat.

1. Amended Plans Required

Before the use and/or development starts, amended plans must be submitted to and approved by the
Council. When approved, the plans will be endorsed and will then form part of the permit. The plans must
be drawn to scale with dimensions and must be generally in accordance with the plans submitted with the
application but modified to show:

Removal of Street Tree (Queensland Box) to be reflected on site plan.

g) Bins Storage areas to be titled as Bin Storage 1 and Bin Storage 2.

h) Lot numbering on all site plans to be updated - there are two Lot 729 on the plans.

i) Front and in between landscape strips of internal dwellings, to be designated as common property
to ensure satisfactory maintenance.

j) On-site lighting to be provided around both visitor parking areas, including the section along the

water tanks.

2, Layout not altered
The use and/or development shown on the endorsed plans must not be altered without the written consent
of the Council.

3. Amended Subdivision Plan Required

Prior to certification of the plan of subdivision, the developer must provide amended subdivision plans to
the satisfaction of the Council. The amendments must include:

b) Any revisions required from Condition 1, including Condition 1(d)

When approved, the plan will be endorsed and will then form part of the permit.

4. Staging Plan Required

Prior to certification of the plan of subdivision, the developer must provide amended the staging plans to
align with any changes to the subdivision plan the satisfaction of the Council.

58 Layout not altered

The subdivision as shown on the endorsed plans must not be altered without the prior written consent of

the Council.

6. Staged Subdivision

. 7
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The subdivision must proceed in the order of stages as shown on the endorsed plans unless otherwise agreed
to by the Council.

7. Formal Plan of Subdivision

The formal plan of subdivision lodged for certification must be in accordance with the endorsed plan and
must not be modified except to comply with statutory requirements or with the written consent of the
Council.

8. Payment in Lieu of Open Space

The applicant or owner must pay to the Council a sum equivalent to 5% of the site value of all land in the
subdivision & the cost incurred with the land valuation to set the Open Space contribution. This payment
must be made before a statement of compliance is issued and may be varied under section 19 of the
Subdivision Act 1988.

9. Section 173 Agreement

Unless otherwise agreed in writing by the Responsible Authority, prior to the Certification of Plan of
subdivision, the Owner must enter into an Agreement with the Responsible Authority under the provisions
of section 173 of the Planning and Environment Act 1987 and such agreement must require that:

c) All future development on the proposed lots must be in accordance with Planning Permit 3042 issued
by the Ararat Rural City on (insert permit date) or any subsequent amendment or new Planning Permit
issued by the Council.

d) With the except of Stage 1, no lot maybe further subdivided to increase the number of lots.

Prior to a Statement of Compliance being issued:

Application must be made to the Registrar of Titles to register the Section 173 Agreement on the title to the
land under Section 181 of the same Act.

The owner must pay all costs (including Council’s costs) associated with the preparation, execution,
registration and (if later sought) cancellation of the Section 173 Agreement.

10. General amenity
The use and development must be managed at all times so that the amenity of the area is not detrimentally
affected, through the:

e) transport of materials, goods or commodities to or from the land

f) appearance of any building, works or materials

g) emission of noise, artificial light, vibration, smell, fumes, smoke, vapour, steam, soot, ash, dust,
wastewater, waste products, grit or oil

h) presence of vermin

1. Landscape Master Plan

Before the development starts; a Landscape Master Plan for all landscape works must be submitted to and
approved by the Responsible Authority. When approved, the plan will be endorsed and will then form part
of the permit. The plan must be generally in accordance with the landscape plan submitted except that the
plan must also show:

e) Detail of surface finishes of pathways, driveways, footpath location and linkages through the
development and public reserves.

f) A planting schedule of all proposed trees, shrubs and ground covers.

g) Additionally on-site lighting to be provided around both visitor parking areas, including the section
along the water tanks.

h) All details must be to the satisfaction of the Responsible Authority.
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12. Road Reserve Upgrade Master Plan

An upgrade to the existing road reserve along the property’s interface with Grano and Burn Street is
required. These upgrades must be prepared in the form of a masterplan to Council’s satisfaction, and
submitted for Council for their approval and endorsement. This masterplan must include:

g) A pedestrian footpath along Grano and Burn Street;

h) Parallel car parking spaces along Grano and Burn Street, allowing for one space outside each
dwelling;

i) Kerb and channel to be provided along Grano and Burn Street;

j) Naturestrips to be provided between pedestrian path and car parking along Grano and Burn Street;

k) Two street trees to be provided and evenly distributed along Burn Street and

) Three street trees to be provided and evenly distributed along Grano Street.

All street trees are to be Brush Box ((Lophostemon Confertus) and a minimum of 2m high at the time of
planting. The street tree(s) must be maintained for a period of 2 years from planting and any losses replaced
to the satisfaction of the Council prior to the end of the maintenance period.

All the works and planting listed above will be at the cost of the applicant.
13. Naturestrips
The naturestrips fronting the development must be constructed in accordance with levels and specifications

submitted to and approved by the Council.

The works must include -

d) The reshaping of the naturestrip.

e) Topdressing the area with a 75 millimetre rolled depth of good quality loamy topsoil free of any
weed or seed.

f) Seeding the area with an appropriate seed mix.

All works must be completed to the satisfaction of the Council prior to the use commencing.

14. Completion of landscaping

Before the use/occupation of the development starts or by such later date as is approved by the Council in
writing, the landscaping works shown on the endorsed plans must be carried out and completed to the
satisfaction of the Council.

15. Landscaping maintenance
The landscaping shown on the endorsed plans must be maintained to the satisfaction of the Council for a

minimum period of 2 years. Any dead, diseased or damaged plants are to be replaced prior to the end of
this period.

Assets

16. Vehicle Access

Vehicle access to the proposed development must be constructed at approved locations (Grano & Burn St)
in accordance with plans, designs and specifications approved by the Responsible Authority (IDM standard
drawing)

All works must be completed to the satisfaction of the Responsible Authority prior to the use commencing.

Any works beyond the property boundary on the road reserve or public land will be subject to a further
permit from Council which must be obtained before works commence.

17. Internal accessways and car parking
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Before the use or occupation of the development starts, the areas set aside for the parking of vehicles and
access lanes as shown on the endorsed plans must be:

f) constructed with seal or concrete

g) properly formed to such levels that they can be used in accordance with the plans
h) drained

i) line-marked to indicate each car space and all access lanes

j) clearly marked to show the direction of traffic along access lanes and driveways

All vehicle entry to and egress from the site must be in a forward direction.
Car spaces, access lanes must be maintained and kept available for these purposes at all times.

All works must be completed to the satisfaction of the Responsible Authority prior to issue statement of
compliance.

18. Number of Spaces
No fewer than 36 car spaces must be provided on the land for the development including (8) spaces clearly
marked for visitors.

19. Vehicular crossings

Vehicular crossing(s) must be constructed to the road to suit the proposed driveway(s) to the satisfaction of
the Council and any existing crossing or crossing opening must be removed and replaced with footpath,
nature strip, and kerb and channel to the satisfaction of the Council prior the use commencing or Statement
of Compliance (as applicable to the permit type).

20. Lighting
Installation of street lighting in Grano Street, Burn Street & common property to the satisfaction of the
Responsible Authority

21. On-site lighting

Low intensity lighting must be provided on-site to the satisfaction of the Council to ensure that car park
areas and pedestrian access ways are adequately illuminated during evening periods without any loss of
amenity to occupiers of nearby land.

22. Drainage Construction

Any underground or surface works must be constructed in accordance with plans, computations and
specifications submitted to and approved by the Council before the use commences. Such drainage works
must be designed and installed to transport stormwater run-off from the subject land and surrounding land
or adjoining road(s) to an approved point of discharge.

Stormwater must not drain or discharge from the land to adjoining properties. All works must be completed
to the satisfaction of the Council prior to the activity allowed by this permit commencing.

23. Water Tank Overflow Drainage
That the overflow from the tanks be connected to the existing/proposed stormwater drainage system that
connects to the legal point of discharge to the satisfaction of the Council.

Stormwater must not drain or discharge from the land to adjoining properties. All works must be completed
to the satisfaction of the Council prior to the activity allowed by this permit commencing.

24, Stormwater

Prior to the completion of construction, the applicant is to provide evidence from a registered engineer that
the proposed works to distribute the stormwater runoff from the roof of the structure will ensure:
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erosion does not occur around the buildings and the nearby waterway; and
the rate of overflow/runoff does not create water quality issues in the nearby waterway when it flows.

25. Disposal Plan

A Waste Management and Disposal Plan must be submitted to and approved by the Council before the
commencement of activity allowed by this permit. The plan must be updated to reflect the changes to
development or subdivision plans during the endorsement process.

All necessary approvals must be gained prior to materials being handled and disposed of in accordance with
the Disposal Plan to the satisfaction of the Council.

26. Filled and contaminated sites

Before the use/development starts a soil report prepared by a suitably qualified geotechnical engineer or
similar must be submitted to and approved by the Council. When approved, the report will be endorsed and
then form part of the permit. The report must include data from a reasonable number of test bores on the
site detailing fill depths and contaminates, as determined in consultation with the Council. Sampling regime
and analyses should be generally in accordance with AS 4482.1-2005, AS4482.2-1999 or NEPM B2.

27. Construction of Works

All works are to be completed for each stage prior to the Statement of Compliance, unless otherwise agreed

to by Council.

j) Construction of all common property access with concrete or asphalt/seal

k) Construction of kerb and channel common property, Grano and Burn Streets in accordance with
relevant permit conditions

) Construction of footpath Grano and Burn Street frontages in accordance with relevant permit
conditions

m) Provision for rubbish bin and bin storage at common property access

n) Construction of underground stormwater drainage

o) Construction of stormwater detention to reduce pressure on council’s stormwater system

pP) Topsoiling and seeding of naturestrips and street trees Grano and Burn Streets in accordance with
relevant permit conditions

q) Underground conduits for water, gas, electricity, and telephone.

r Stormwater harvesting system shall install to each unit prior to issue occupancy permit

28. Control of erosion during construction

Soil erosion control measures must be employed throughout the construction stage of the development (in
accordance with Construction Techniques for Sediment Pollution Control, EPA 1991) to the satisfaction of
the Council.

29. Controlled access points
Access to the site must only be at the nominated crossing shown on the endorsed plan. The crossing and
road pavement works are to be constructed to the satisfaction of Council.

30. Engineering Fees

Under section 17(2)(b) of the Subdivision Act 1988 and clause 8 of the Subdlivision (Permit and Certification
Fees) Regulations 1989, the prescribed fee for supervision of work must be up to 2.5% of the cost of
constructing those works, which are subject to supervision.

Such a fee must be paid to the Council prior to the issue of a Statement of Compliance.

NB: In supervising the works to ensure that all approved designs, plans and specifications are complied with,
Council is not responsible for any defects or failure in the works being undertaken (or the consequence of
such defect or failure). The Developer must be responsible for ensuring that the works are completed in
accordance with the approved designs, plans, specifications, any Act or Regulation or Council Local Law.
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31. Fee for Checking Engineering Plans

Under section 43(2)(a)(iv) of the Subdlivision Act 1988 and clause 9 of the Subdivision (Permit and Certification
Fees) Regulations 1989, the prescribed maximum fee for checking engineering plans must be 0.75 % of the
estimated cost of constructing the works proposed on the engineering plan. Such a fee must be paid to the
Council prior to the issue of a Statement of Compliance.

NB: In supervising the works to ensure that all approved designs, plans and specifications are complied with,
Council is not responsible for any defects or failure in the works being undertaken (or the consequence of
such defect or failure). The Developer must be responsible for ensuring that the works are completed in
accordance with the approved designs, plans

32. Drainage Discharge Plan

Before any of the development starts or before the plan of subdivision is certified under the Subdivision Act
1988, a properly prepared drainage discharge plan with computations to the satisfaction of the responsible
authority must be submitted to and approved by the Responsible Authority. When approved, the plans will
be endorsed and will then form part of the permit. The plans must be drawn to scale with dimensions. 7he
information submitted must show the details listed in the council’s Infrastructure Design Manual and be
designed in accordance with the requirements of that manual.

The information and plan must include:

h) details of how the works on the land are to be drained and/orretarded and manage overland flow.

i) computations and specification submitted to and approved by Responsible Authority

j) independent drainage for each lot

k) underground pipe drains conveying stormwater to the legal point of discharge for each allotment.

) a maximum discharge rate from the site is to be determined by computation to the satisfaction of
Council.

m) documentation demonstrating approval from the relevant authority for the legal point of discharge.

n) Full drainage assessment to make sure that existing drainage system in Grano Street is not under
pressure.

33. Time Limits

Time Limit for starting and completion — development

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

c) The use and/or development is not started within 2 years of the date of this permit.

d) The use and/or development is not completed within 4 years of the date of this permit.

The Council may extend the periods referred to if a request is made in writing before the permit expires, or
as specified under Section 69 of the Planning and Environment Act 1987.

Time Limit - Subdivision
This permit will expire if:-

d) The Plan of Subdivision for the first stage is not certified within 2 years of the date of this permit; or

e) The plan of subdivision for any subsequent stage of the subdivision is not certified within 2 years of
the date of the certification of the previous stage of the subdivision.

f) The registration of any stage of the subdivision is not completed within 5 years of the date of

certification of the plans of subdivision.

The Council may extend the periods referred to in Part a) only if a request is made in writing before the
permit expires or as specified under Section 69 of the Planning and Environment Act 1987.

. Y
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REFERRAL AUTHORITY CONDITIONS

34. CFA (Reference: 16000-687949-114985)

o) Hydrants

Prior to the issue of a Statement of Compliance under the Subdivision Act 1988 the following requirements
must be met to the satisfaction of the CFA:

Above or below ground operable hydrants must be provided. The maximum distance between these
hydrants and the rear of all building envelopes (or in the absence of building envelopes, the rear of the lots)
must be 90 metres and the hydrants must be no more than 120 metres apart. These distances must be
measured around lot boundaries.

The hydrants must be identified with marker posts and road reflectors as applicable to the satisfaction of the
Country Fire Authority.

9) Common Property Accessway

The common property accessway must be constructed to a standard so that it is accessible in all weather
conditions and capable of accommodating a vehicle of 15 tonnes for the trafficable road width.

The average grade must be no more than 1 in 7 (14.4%) (8.1 degrees) with a maximum of no more than 1 in
5 (20%) (11.3 degrees) for no more than 50 meters. Dips must have no more than a 1 in 8 (12%) (7.1 degree)
entry and exit angle.

Curves must have a minimum inner radius of 10 metres.

Have a minimum trafficable width of 3.5 metres and be clear of encroachments for at least 0.5 metres on
each side and 4 metres above the access way.

23, GWM Water (Reference: 04/040/1351)

d) The owner/ applicant must install water mains and associated works to serve each lot of the proposed
development, at the owner's cost, and in accordance with GWM Water's specifications and
requirements.

e) The owner/ applicant must provide plans and estimates of all proposed water supply works prior to
commencement, for GWM Water's approval.

f) The owner/ applicant must provide individually metered water services to each dwelling in
accordance with GWM Water's requirements.

q) The owner/ applicant must install sewerage mains and associated works to individually serve each
lot of the proposed development, at the owner's cost, in accordance with GWM Water's

specifications and requirements.

r) The owner/ applicant must provide individual sewer services to each lot in accordance with GWM
Water's requirements.

s) The owner/ applicant must provide plans and estimates of all proposed sewerage works prior to
commencement for GWM Water's approval.
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t) The owner/ applicant must pay to GWM Water a fee of 3.25% of the total cost of construction
(including design and supervision) for its review of design documentation and supervision of works.
This fee relates to checking that the works are designed and constructed in accordance with GWM
Water's requirements and does not relieve the developer from ensuring proper design and
appropriate supervision.

u) The owner/ applicant must provide three metre wide easements in favour of GWM Water over all
existing and proposed sewers located within private land.

V) The owner/ applicant must provide written notification of commencement of the works to enable
GWM Water to organise inspections and coordinate with its staff.

w) The owner/ applicant must ensure all infrastructure is tested in accordance with the relevant WSA
and GWM Water standards. This includes water quality,

X) compaction, air and hydrostatic pressure testing as directed by GWM Water.

y) The owner/applicant must provide "as constructed" plans and a schedule of final asset costs at the

level identified in GWM Water's asset register for all water and sewerage works upon completion.

z) The plan of subdivision submitted for certification must be referred to GWM Water in accordance
with Section 8 of the Subdivision Act.

aa) The owner/ applicant must provide an owner’s corporation to manage all common sewer property
services.

bb)  The owner/ applicant must provide GWM Water with an updated drainage plan for each dwelling
submitted by a qualified plumber.

36. PowerCor (Reference 308218093)

The plan of subdivision submitted for certification under the Subdivision Act 1988 shall be referred to the
Distributor in accordance with Section 8 of that Act.

The applicant shall provide an electricity supply to all lots in the subdivision in accordance with the
Distributor’s requirements and standards.

The applicant shall ensure that existing and proposed buildings and electrical installations on the subject
land are compliant with the Victorian Service and Installation Rules (VSIR).

37. Downer (Reference: S21-2400)

The plan of subdivision submitted for certification must be referred to AusNet Gas Services in accordance
with Section 8 of the Subdivision Act 1988.

Additional Permit Notes:
Council

Any works on a roadway will require a permit from the Asset Dept. This Planning Permit does not constitute
such approval. Prior to commencing any works on site please contact Ararat Rural City Council Technical
Services on (03) 5355 0200.

CFA

.,
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CFA’s requirements for identification of hydrants are specified in ‘Identification of Street Hydrants for
Firefighting Purposes’ available under publications on the CFA web site (www.cfa.vic.gov.au)

CFA does NOT consent to the Certification of the Plan of Subdivision under Section 9 of the Subdivision Act
1988. CFA does want the Plan of Subdivision for this planning permit application referred under Section 8
of the Subdjvision Act 1988.

CFA does NOT consent to the issuing of Statement of Compliance.

PowerCor

Extension, augmentation or rearrangement of the Distributor’s electrical assets may be required to make
such supplies available, with the cost of such works generally borne by the applicant.

Where electrical works are required to achieve VSIR compliance, a registered electrical contractor must be
engaged to undertake such works.

CARRIED 4549/22

Cr Allgood requested her vote be recorded against the motion.
The Mayor, Cr J Armstrong called for a DIVISION.

DIVISION CALLED

Crs Beales, Sanders, Burridge, J Armstrong and Waterston voted FOR the motion.
Cr Allgood voted AGAINST the motion.

CARRIED 4549/22

ATTACHMENTS
Application, including plans and supporting reports, original objections and secondary comments, Clause 55
Assessment and Clause 56 Assessment are provided as Attachment 2.1,
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Office Use Only

VicSmart? [T ves

Specify class of VicSmart application:

Ararat Rural City il Date Lodged:  / /

i Eeities Application for a Planning Permit

Web: www.ararat.vic.gov.au

If you need help to complete this form, read MORE INFORMATION at the back of this form.

A Any material submitted with this application, including plans and personal information, will be made
available for public viewing, including electronically, and copies may be made for interested parties for
the purpose of enabling consideration and review as part of a planning process under the Planning
and Environment Act 1987. If you have any concerns, please contact Council's planning department.

A. Questions marked with an asterisk (") must be completed.

A If the space provided on the form is insufficient, attach a separate sheet.

Clear Form | I Click for further information.

Application Type Ono O ves

Is this a VicSmart application?* If yes, please specify which

If the application falls into one of the classes listed under Clause 92 or the schedule to Clause 94,
it is a VicSmart application.

Pre-application Meeting

Has there been a

pre-application meeting O Mo (®) ves | If *Yes', with whom?:\/eronica Schilling
with a Council planning
officer?

| Date:22/09/2020 and 4/06/202 | day / menth / year

The Land H

Address of the land. Complete the Street Address and one of the Formal Land Descriptions.

StrestAddress ® | Unit No.: | | St.No.:137-139 | | St. Name: Grano Street |

| Suburb/Locality: Ararat | | Postcode: 3377 |

Formal Land Description *

Complete either A or B, A (Lodged Plan (" Title Plan () Plan of Subdivision

A This information can be feund on OR
the certificate of title.

If this application relates to more than one B | Crown Allotment NU--4 | | Section No.:53 |
address, attach a separate sheet selting out
any additional property details

| Parish/Township Name: Township of Ararat |

Application for a Planning Permit | Combined Page 1
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A

The Proposal

A You must give full details of your proposal and attach the information required to assess the application.
Insufficient or unclear information will delay your application.

n For what use, development
or °{hermaﬁeﬁgiy°” Development of 46 dwellings, staged multi lot subdivision and
TEAUIR BRI IS reduction in car parking requirements

Provide additional information about the propoesal, including: plans and elevations; any information required by the
planning scheme, requested by Council or outlined in a Council planning permit checklist; and if required, a description
ofthe likely effect of the proposal.

Cost $4.85 million ‘ 44 You may be required to verify this estimate.
Eitimaled i Insert ‘0’ if no development is proposed.
n ds mlla e C?Sf M Z:Fyh th If the application is for land within metropolitan Melboume (as defined in section 3 of the Flanning and Environment Act 1987)
eve _o;_)men .OI' whic: € and the estimated cost of the development exceeds $1 million (adjusted annually by CPI) the Metropolitan Planning Levy must
permit is required * be paid to the State Revenue Office and a current levy certificate must be submitted with the application.
Visit www.sro.vic.gov.au for information.

Existing Conditions Il

Describe how the land is
used and developed now * vacant land

For example, vacant, three
dwellings, medical centre with two
practitioners, licensed restaurant
with 80 seats, grazing.

‘ Provide a plan ofthe existing conditions. Photos are also helpful.

Title Information I Does the proposal breach, in any way, an encumbrance on title such as a restrictrive covenant,
section 173 agreement or other obligation such as an easement or building envelope?

itle *
Encumbrances;onititle Yes (If ‘yes’ contact Council for advice on how to proceed before continuing with this

application.)

ONo

@ Not applicable (no such encumbrance applies).

Provide a full, current copy of the title for each individual parcel of land forming the subject site.
The title includes: the covering ‘register search statement’, the title diagram and the associated title documents, known
as ‘instruments’, for example, restrictive covenants.

Application for a Planning Permit | Combined Page 2

3822




11 JANUARY 2022 A
L=

COUNCIL MEETING MINUTES \
\ -

Ararat Rural City

d p
Applicant and Owner Details H
Provide details of the applicant and the owner of the land.
Applicant * Nare:
The person who wants the permit. ‘ Title: | ‘ First Name: ‘ | Surname: ‘
‘ Organisation (if applicable): Inception Planning ‘
Postal Address: Ifit is a P.O. Box, enter the details here:
‘ Unit No.: | ‘ St. No.: ‘ ‘ st Name:PO Box 339w ‘
‘ Suburb/Locality: Ballarat West ‘ ‘ state:Vic ‘ | Postcode: 3350 ‘
Piease provide at least one contact Contact information for applicant OR contact person below
phone number * - — - - -
| Business phone: ‘ ‘ Emailinfo@inceptionplanning.com.au |
| Mobile phone:04764549568 ‘ ‘ Fax: |
Where the preferred contact person Contact person’s details* Same as applicant I:‘
for the application is different from Name:
th ficant, ide the details of
th:ﬂ;’:;f;’?’pmw ¢ he aetals o ‘ Title: | ‘ First Name: ‘ | Surname: ‘
‘ Organisation (if applicable): ‘
Postal Address: Ifit is a P.O. Box, enter the details here:
‘ Unit No.: | ‘ St. No.: ‘ ‘ St. Name: ‘
‘Suburb/LocaIity: ‘ ‘ State: ‘ | Postcode: ‘
Owner *
Same as applicant D
I Name:
The person or organisation
who owns the land | Title: ‘ ‘ First Name: | ‘ Surname: |
Where the owner is different from the | Organisation (if applicable): EImstone Investments Pty Ltd |
applicant, provrd_e Ihfe details of that Postal Address: If it is a PO. Box, enter the details here:
person or organisation.
| Unit No.:12 ‘ ‘ St.No.315 ‘ ‘ st. Name:Sturt Street |
| Suburb/Locality: Ballarat ‘ ‘ state: \ic ‘ ‘ Postcode: 3350 |
Owner’s Signature (Optional): ‘ Date: |

day / month /year

Information Contact Council's planning department to discuss the specific requirements for this application and
reqUirementS obtain a planning permit checklist.

Is the required information

provided? O Yes O Mo

Declaration I

This form must be signed by the applicant *

44 Remember itis against the law | declare that | am the applicant and that all the information in this application is true and

fo provide-falsecorimislieading correct; and the owner (if not myself) has been notified of the permit application.
information, which could resultin a Al I

heavy fine and cancellation Signature: W Date:18/11/2021
of the permit. .
| day / month f year

7

Application for a Planning Permit | Combined Page 3
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e
Qﬂ"“ﬂ,ﬁ_ y’p}
D Filled in the form completely?
Have you: Paid or included the application fee? A Most applications require a fee to be paid. Contact Council
: to determine the appropriate fee.
Provided all necessary supporting information and documents?
l:‘ Afull, current copy of title information for each individual parcel of land forming the subject site
D Aplan of existing conditions
I:‘ Plans showing the layout and details of the proposal.
l:‘ Any information required by the planning scheme, requested by council or outlined in a council planning permit checkdist
l:‘ If required, a description of the likely effect of the proposal (for example, traffic, noise, environmental impacts).
l:‘ If applicable, a current Metropolitan Planning Levy certificate (a levy certificate expires 90 days after the day on which it is
issued by the State Revenue Office and then cannot be used). Failure to comply means the application is void
D Completed the relevant council planning permit checklist?
D Signed the declaration above?
Need help with the Application? H
If you need help to complete this form, read More Information at the end of this form.
For help with a VicSmart application see Applicant's Guide to Lodging a VicSmart Application at www. planning.vic.gov.au
General information about the planning process is available at www. planhing.vic.gov.au
Assistance can also be obtained from Council's planning department.
Lodge the completed and
signed form, the fee and all
documents with:
Deliver application in person, by post or by electronic lodgement.
Application for a Planning Permit | Combined Page 4
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B MORE INFORMATION

The Land

Planning permits relate to the use and development of the land. It
is important that accurate, clear and concise details of the land are
provided with the application.

How is land identified?

Land is commonly identified by a street address, but sometimes this
alone does not provide an accurate identification of the relevant parcel
of land relating to an application. Make sure you also provide the
formal land description - the lot and plan number or the crown, section
and parishtownship details (as applicable) for the subject site. This
information is shown on the title.

See Example 1.

The Proposal

Why is it important to describe the proposal correctly?

The application requires a description of what you want to do with the
land. You must describe how the land will be used or developed as a
result of the proposal. It is important that you understand the reasons
why you need a permit in order to suitably describe the proposal.

By providing an accurate description of the proposal, you will avoid
unnecessary delays associated with amending the description at a later
date.

A Planning schemes use specific definitions for different types of use
and development. Contact the Council planning office at an early stage
in preparing your application to ensure that you use the appropriate
terminology and provide the required details.

How do planning schemes affect proposals?

A planning scheme sets out policies and requirements for the use,
development and protection of land. There is a planning scheme
for every municipality in Victoria. Development of land includes the
construction of a building, carrying out works, subdividing land or
buildings and displaying signs.

Proposals must comply with the planning scheme provisions in
accordance with Clause 61.05 of the planning scheme. Provisions may
relate to the State Planning Policy Framework, the Local Planning Policy
Framework, zones, overlays, particular and general provisions. You can
access the planning scheme by either contacting Council’s planning
department or by visiting the Planning Schemes Online section of the
department’s website http:/planning-schemes.delwp.vic.gov.au

4k You can obtain a planning certificate to establish planning scheme
details about your property. A planning certificate identifies the zones
and overlays that apply to the land, but it does not identify all of

the provisions of the planning scheme that may be relevant to your
application. Planning certificates for land in metropolitan areas and most
rural areas can be obtained by visiting www.landata.vic.gov.au. Contact
your local Council to obtain a planning certificate in Central Goldfields,
Corangamite, Macedon Ranges and Greater Geelong. You can also use
the free Planning Property Report to obtain the same information.

See Example 2.

Estimated cost of development

In most instances an application fee will be required. This fee must be
paid when you lodge the application. The fee is set down by government
regulations.

To help Council calculate the application fee, you must provide an
accurate cost estimate of the proposed development. This cost does

not include the costs of development that you could undertake without a
permit or that are separate from the permit process. Development costs
should be calculated at a normal industry rate for the type of construction
you propose.

Ceuncil may ask you to justify your cost estimates. Costs are required
solely to allow Council to calculate the permit application fee. Fees are
exempt from GST.

4k Costs for different types of development can be obtained from
specialist publications such as Cordell Housing: Building Cost Guide or
Rawlinsons: Australian Construction Handbook.

4\ Contact the Council to determine the appropriate fee. Go to
www planning.vic.gov.au to view a summary of fees in the Planning and
Environment (Fees) Regulations.

Metropolitan Planning Levy refer Division 5A of Part 4 of the Planning
and Environment Act 1987 (the Act). A planning permit application under
section 47 or 96A of the Act for a development of land in metropolitan
Melbourne as defined in section 3 of the Act may be a leviable
application. If the cost of the development exceeds the threshold of $1
million (adjusted annually by consumer price index) a levy certificate
must be obtained from the State Revenue Office after payment of

the levy. Avalid levy certificate must be submitted to the responsible
planning authority (usually council) with a leviable planning permit
application. Refer to the State Revenue Office website at
www.sro.vic.gov.au for more information. A leviable application submitted
without a levy certificate is void.

Existing Conditions

How should land be described?

You need to describe, in general terms, the way the land is used now,
including the activities, buildings, structures and works that exist (e.g.
single dwelling, 24 dwellings in a three-storey building, medical centre
with three practitioners and 8 car parking spaces, vacant building, vacant
land, grazing land, bush block).

Please attach to your application a plan of the existing conditions of the
land. Check with the local Council for the quantity, scale and level of
detail required. It is also helpful to include photographs of the existing
conditions.

See Example 3.

Title Information
What is an encumbrance?
An ‘encumbrance’ is a formal obligation on the land, with the most

common type being a ‘mortgage’. Other common examples of
encumbrances include:

» Restrictive Covenants: A ‘restrictive covenant’ is a written agreement
between owners of land restricting the use or development of the land
for the benefit of cthers, (eg. a limit of one dwelling or limits on types
of building materials to be used).

Section 173 Agreements: A 'section 173 agreement’ is a contract
between an owner of the land and the Council which sets out
limitations on the use or development of the land.

Easements: An ‘easement’ gives rights to cther parties to use the
land or provide for services or access on, under or above the surface
of the land.

Building Envelopes: A ‘building envelope’ defines the development
boundaries for the land.

Aside from mortgages, the above encumbrances can potentially limit or
even prevent certain types of proposals.

What documents should | check to find encumbrances?
Encumbrances are identified on the title (register search statement)
under the header ‘encumbrances, caveats and notices’. The actual
details of an encumbrance are usually provided in a separate document
(instrument) associated with the title. Sometimes encumbrances are
also marked on the title diagram or plan, such as easements or building
envelopes.

What about caveats and notices?

A‘caveat'is a record of a claim from a party to an interest in the land.
Caveats are not normally relevant to planning applications as they
typically relate to a purchaser, mortgagee or chargee claim, but can
sometimes include claims to a covenant or easement on the land. These
types of caveats may affect your proposal.

Other less common types of obligations may also be specified on title
in the form of ‘notices’. These may have an effect on your proposal,
such as a notice that the building on the land is listed on the Heritage
Register.

Application for a Planning Permit | Combined

Addendum
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What happens if the proposal contravenes an encumbrance on
title?

Encumbrances may affect or limit your proposal or prevent it from
proceeding. Section 81(4) of the Planning and Environment Act 1987 for
example, prevents a Council from granting a permit if it would result in a
breach of a registered restrictive covenant. If the proposal contravenes
any encumbrance, contact the Council for advice on how to proceed.

You may be able to modify your proposal to respond to the issue. If
not, separate procedures exist to change or remove the various types
of encumbrances from the title. The procedures are generally quite
involved and if the encumbrance relates to more than the subject
property, the process will include nctice to the affected party.

4k You should seek advice from an appropriately qualified person, such
as a solicitor, if you need to interpret the effect of an encumbrance or if
you seek to amend or remove an encumbrance.

Why is title information required?

Title information confirms the location and dimensions of the land
specified in the planning application and any obligations affecting what
can be done on or with the land.

As well as describing the land, a full copy of the title will include a
diagram or plan of the land and will identify any encumbrances, caveats
and notices.

What is a ‘full’ copy of the title?
The title information accompanying your application must include a

‘register search statement’ and the title diagram, which together make up
the title.

In addition, any relevant associated title documents, known as
‘instruments’, must also be provided to make up a full copy of the title.

Check the title to see if any of the types of encumbrances, such as

a restrictive covenant, section 173 agreement, easement or building
envelope, are listed. If so, you must submit a copy of the document
(instrument) describing that encumbrance. Mortgages do not need to be
provided with planning applications.

4\ Some titles have not yet been converted by Land Registry into an
electronic register search statement format. In these earlier types of
titles, the diagram and encumbrances are often detailed on the actual
title, rather than in separate plans or instruments.

Why is ‘current’ title information required?

It is important that you attach a current copy of the title for each
individual parcel of land forming the subject site. ‘Current’ title
information accurately provides all relevant and up-to-date information.

Some Councils require that title information must have been searched
within a specified time frame. Contact the Council for advice on their
requirements.

4\ Copies of title documents can be obtained from Land Registry; Level
10, 570 Bourke Street, Melbourne; 03 8636 2010;
www.landata.vic.gov.au — go direct to “titles & property certificates”.

Applicant and Owner Details

This section provides information about the permit applicant, the owner
of the land and the person who should be contacted about any matters
concerning the permit application.

The applicant is the person or organisation that wants the permit. The
applicant can, but need not, be the contact person.

In order to avoid any confusion, the Council will communicate only
with the person who is also responsible for providing further details.
The contact may be a professional adviser (e.g. architect or planner)
engaged to prepare or manage the application. To ensure prompt
communications, contact details should be given.

Check with council how they prefer to communicate with you about the
application. If an email address is provided this may be the preferred
method of communication between Council and the applicant/contact.

The owner of the land is the person or organisation who owns the land at
the time the application is made. Where a parcel of land has been sold
and an application made prior to settlement, the owner’'s details should
be identified as those of the vendor. The owner can, but need not, be the
contact or the applicant.

See Example 4.

Ararat Rural City

Declaration

The declaration should be signed by the person who takes responsibility
for the accuracy of all the information that is provided. This declaration is
a signed statement that the information included with the application is
true and correct at the time of lodgement.

The declaration can be signed by the applicant or owner. If the owner is
net the applicant, the owner must either sign the application form or must
be notified of the application which is acknowledged in the declaration.

' Obtaining or attempting to obtain a permit by wilfully making or
causing any false representation or declaration, either orally or in writing,
is an offence under the Planning and Environment Act 1987 and could
result in a fine andfor cancellation of the permit.

Checklist

‘What additional information should you provide to support the
proposal?

You should provide sufficient supporting material with the application

to describe the proposal in enough detail for the Council to make a
decision. It is important that copies of all plans and information submitted
with the application are legible.

There may be specific application requirements set out in the planning
scheme for the use or development you propose. The application should
demonstrate how these have been addressed or met.

The checklist is to help ensure that you have:

provided all the required information on the form

included payment of the application fee

attached all necessary supporting information and documents

completed the relevant Council planning permit checklist

signed the declaration on the last page of the application form

b The more complete the information you provide with your permit
application, the sooner Council will be able to make a decision.

Need help with the Application?

If you have attended a pre-application meeting with a Council planner,
fill in the name of the planner and the date, so that the person can be
consulted about the application once it has been lodged.

Lodgement

The application must be lodged with the Council responsible for the
planning scheme in which the land affected by the application is
located. In some cases the Minister for Planning or another body is the
responsible autherity instead of Council. Ask the Council if in doubt.

Check with Council how they prefer to have the application lodged. For
example, they may have an online ledgement system, prefer email or
want an electronic and hard copy. Check also how many copies of plans
and the size of plans that may be required.

Contact details are listed in the lodgement section on the last page of the
form.

AApprovaI from other authorities: In addition to obtaining a planning
permit, approvals or exemptions may be required from other authorities
or Council departments. Depending on the nature of your proposal,
these may include food or health registrations, building permits or
approvals from water and other service authorities.

Application for a Planning Permit | Combined

Addendum
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EXAMPLES

Example 1
b The Land @
Address of the land. Complete the Street Address and one of the Formal Land Descriptions
ReetpIdreR S ‘ Unit No 4 ‘ ‘ St No. 26 ‘ ‘ St. Name P,’anmare Hvenue ‘
‘ Suburbilocality HHWTHORN ‘ ‘ Postcode 3722 ‘
Formal Land Description *
Complete either A or B A (Olodged Flan (3 Title Plan @/PIan of Subdivision | no P93562
B o e contests i
Dt B ‘ Crown Allctment No. ‘ ‘ Section No ‘
If this application relates to more than
o e s omoae te | oo ownap Nore |
details
Example 2 [ Forvnatuse, pment
or other matter do you " 5
require a permitz * Construction of two, double-storey dwellings
and construction of two new crossovers.

B Provide additional information about the proposal, including plans and elevations; any information required by the
planning scheme, requested by Council or outlined in a Council planning permit checklist; and if required, a description
of the likely effect of the proposal

Example 3 e o
P Existing Conditions Il
Describe how the land is
used and developed now * . .
For exarnple, vacant, three 5’”9!’6 dwe//lng
dwellings, medical centre with
two practitioners, licensed
restaurant with 80 seats,
grazing
‘ Erovice a plan of the existing conditions. Photos are also helpful
Example 4 ; ;
P Applicant and Owner Details Hll
Provide details of the applicant and the owner of the land
Applicant * B
The person who wants the |T|t\e mr‘ ‘ ‘ FirstName Len ‘ ‘ Sumame Browninq ‘
permit x

[ organsaten ot awwicavie) Responsible Developers P/L |

Postal Address Ifitis a P.0. Box, enter tne details here:

[ontne & [[stne 72 Jlstname Ardour Lane |

|Suburb/LocaI\ty wutheproof‘ ‘ ‘ State Viﬁ ‘ ‘Poﬁtoode 3527‘

Flease provide &l leastore Contact information for applicant OR contact person below

tact ph ber ™ 0

e [Bsressprone. 9723 4567 || eva tepl@bigpond.net.aul
[vomeonons Q472 345 6787 9123 4567 |

Where the preferred coniact Contact person’s details™ Same as applicant D

person for the application is Name:

differant from the appricant, T

provide the defails of that |T|t\e mr ‘ ‘ First Name Hndr&w ‘ ‘ Sumame Hodqe ‘

person. =

| organisation it appiceniey Townr Planning Consultants |

Postal Address If it is aP.0. Bz, enter the defails here

[unitro | [stno | [stname: PO Box TT7 ‘

[suouronaocaity: Parkdale | [ state Ui | [Postoose 3794 |

e Same a3 applicant @
The person or organisation Heme
who owns the land | Title | ‘ First Name ‘ ‘ Surmame ‘
Wirere the awmer is different | Organisation (if applicable) ‘
:;Z’Zzz:lfipf;gggjgngi, Postal Address Ifitis a P.O. Box, enter the details here
arganisation [ unitno | [[st.mo | [t Name ‘
[ suburbrLocaiity || state | [Posteode ‘
Qwner's Signature (Optional) ‘ Date ‘
day / month / year
Application for a Planning Permit | Combined Addendum
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From: Veronica Schilling

Sent: Monday, 22 November 2021 4:49 PM

To: I

Subject: RE: 137-139 Grano Street Ararat Vic 3377(PA3042) - REVISED PLANS

Hi I - can you suggest what might be possible in the circumstances so we can consider it.

We have a legal obligation to process in a timely manner so | will need to do a check of where we are up to on that
as well.

Regards V

3856
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Veronica Schilling

Manager Planning, Community & Compliance
Ararat Rural City Council

PO Box 246, Ararat 3377

T: (03) 5355 0222

F: (03) 5355 0278

M: 0409 174 164

E: vschilling@ararat.vic.gov.au
W: http://www.ararat.vic.gov.au

As we navigate our way through the easing of Coronavirus ;‘\26\,—\

d W restrictions, it's good to know we're #StrongerTogether. \4"

Council is still here to help - phone us on 5355 0200 or email P
council@ararat.vic.gov.au Ararat Rural City

From:g

Sent: Monday, 22 November 2021 2:39 PM

To: Veronica Schilling <vschilling@ararat.vic.gov.au>

Subject: Re: 137-139 Grano Street Ararat Vic 3377(PA3042) - REVISED PLANS

Hi Veronica,

| will require some more time to go through

these attached files.

| have and upcoming surgery with one of my children
and work as well. I'm sure you can understand this
small request.

Thanks, NG0B

On 22 Nov 2021, at 13:43, Veronica Schilling <vschilling@ararat.vic.gov.au> wrote:

Hi
The applicant considered the issues raised in all the objections and has provided the
attached response.

If you could please review the information and let us know if it changes your position on the

proposed development. Your advice in the next 7 business days by Wednesday 1

December would be greatly appreciated. Should you need more time to consider your

response please let me know.

If we do not hear from you in the next week we will finalise the assessment and advise you
of the outcome. If you have any questions, please feel free to contact me on this email.

Regards Veronica

Veronica Schilling

Manager Planning, Community & Compliance
Ararat Rural City Council

PO Box 246, Ararat 3377

D7

N\

Ararat Rural City
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From: Veronica Schilling

Sent: Tuesday, 30 November 2021 5:07 PM
To:
Cc: Planning <planning@ararat.vic.gov.au>

Subject: RE: 137-139 Grano Street Ararat Vic 3377(PA3042) - REVISED PLANS FOR DEVELOPMENT SUBMITTED

Thanks for the advice. We will take this into account in finalising the assessment.

We are hopeful of having the report finalised in the coming week and plan to have it considered by Council at a
meeting on 14 December 2021. If this happens we will notify you late next week but | thought given the time of
year it might be useful to have a ‘heads up’ as calendars are filling up.

Regards Veronica

3859
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Veronica Schilling

Manager Planning, Community & Compliance
Ararat Rural City Council

PO Box 246, Ararat 3377

T: (03) 5355 0222

F: (03) 5355 0278

M: 0409 174 164

E: vschilling@ararat.vic.gov.au
W: http://www.ararat.vic.gov.au

. As we navigate our way through the easing of Coronavirus s I»a\a\
ﬁ W restrictions, it’s good to know we're #StrongerTogether. \é,
“ ?09@”!% Council is still here to help - phone us on 5355 0200 or email
council@ararat.vic.gov.au Ararat Rural City
From

Sent: Tuesday, 30 November 2021 4:06 PM
To: Veronica Schilling <vschilling@ararat.vic.gov.au>
Subject: Re: 137-139 Grano Street Ararat Vic 3377(PA3042) - REVISED PLANS FOR DEVELOPMENT SUBMITTED

Hi Veronica, thank you for the opportunity to see the applicant's response to our concerns. We do not support the
proposed development. We have huge concerns which are stated as follows:

Image 8, Plan of Subdivision, page 15, confused me as it only showed 8 dwellings along Burn Street. Nevertheless, |
referred to Image 9, Development Layout on page 16, of the application which showed the 10 dwellings.

Traffic management issues: We still dispute that the statement in the application that the "“site enjoys good access
to services and transport" especially for such a high-density development of 46 dwellings. Buses are infrequent. The
current bus timetable indicates 1.5 hours between each bus (as of 10am) and no guarantee of service. No buses on
Sundays and public holidays. This leads to occupants requiring a vehicle or other forms of transport. Most
community services are out of walking distance.

Within the application 36 car spaces (including 8 visitors) are proposed.
ie 28 dwelling with 28 car spaces
We do not support: the request for a 19 car space waiver (including an additional 1 visitor car parking space) ie the

proposal for the 18 dwellings facing Burn street & Grano with no car spaces be allocated/use street parking, as well
as an on-street "visitors" car space’. This leads to traffic and safety management concerns.

Concerns would be also on rubbish and recycling pick-up days. The waste proposal management of 6 waste bins
and 3 recycling bins per 14 dwellings from my own experience living in numerous high-density apartments and
complexes is insufficient and inadequate. This will lead to overflowing bins and very unsanitary, occupational health,
and safety issues.

What happens when the council looks at different bins for different types of recycling? ie adds green waste bins etc as
other councils have introduced especially in high-density housing areas?

Where are the accessible car spaces located and how many are there allocated for this high-density development?
1 would like to see the full traffic management report from a qualified traffic engineer. The development has

proposed Burn Street to have two points of entry and those points to be also used as exit points. Again safety is a
concern.
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We dispute the statement that "the density is responsive to the characteristics and evolving neighborhood character
of the surrounding area and will be a positive contribution to the neighborhood character of this area". The

proposed high-density development is definitely not a positive contribution to the low-density neighborhood
character.

High-density housing should not warrant or equal low green space. Hence, we do not support the request for
reduced setbacks. Ararat needs to stay a town that promotes green. The standard setback requirement would also
assist with reducing the increased noise level this high-density development would introduce.

Not correct: The statement on page 37, Clause 55.03-10 - Standard B15 "“Each dwelling is to be provided with car
parking which is located with direct pedestrian access to each dwelling"

Not correct: Decision Guidelines — Clause 65.02 The statement on page 58 " The provision of off-street parking.
There is ample room for the parking of vehicles for each dwelling." 19 on-street parking spaces have been
requested as there is no ample room for parking of vehicles for each dwelling.

1 would like to refer Council to the following decision outcomes pertaining to 137-139 Grano Street, Ararat way back
in 2015. Lenghaus v Ararat Rural CC [2015] VCAT 220 (5 March 2015)

This proposal for a 46 dwelling development has similar strategic planning/neighborhood major problems and
shortcomings. What is the Urban design strategy for this area especially considering the site is next to/opposite the
heritage cottage to the east and the historic Aradale complex to the south?

The site is 350 metres from the abattoir located marginally further away from the town centre, This is noted as
being less than the 500 metre buffer recommended in the “Recommended Buffer Distances for Industrial Residual
Air Emission, EPA, 1990”. Are there plans for the abattoir to be moved?

The proposal cannot be considered as a residential infill. This subdivision will not seamlessly fit into the architecture
of the street but instead will be a substantial modifier to the existing streetscape. Is there a Structure Plan,
Housing Framework Plan, or Neighbourhood Character Study in the Ararat Planning Scheme telling us that
substantially higher housing densities are the preferred outcome for this particular location?

1 look forward to seeing an Urban design strategic plan for this area as a way forward.

Regards

Sender notified by
Mailtrack 1

On Mon, Nov 22, 2021 at 1:47 PM Veronica Schilling <vschilling@ararat.vic.gov.au> wrote:
Hi I

The applicant considered the issues raised in all the objections and has provided the attached response.

If you could please review the information and let us know if it changes your position on the proposed
development. Your advice in the next 7 business days by Wednesday 1 December would be greatly
appreciated. Should you need more time to consider your response please let me know.

If we do not hear from you in the next week we will finalise the assessment and advise you of the

outcome. If you have any questions, please feel free to contact me on this email.
3
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Regards Veronica

Veronica Schilling

Manager Planning, Community & Compliance
Ararat Rural City Council

PO Box 246, Ararat 3377

T: (03) 5355 0222

F: (03) 5355 0278

M: 0409 174 164

E: vschilling@ararat.vic.gov.au
W: http://www.ararat.vic.gov.au

We're still here for you during

. We might not be able to talk in person right now, but Cot
4#45 _ are here to take your phone calls and answer your email:
M' Phone us during business hours, Monday to Friday, on 5355 0200 o

Ararat Rural City  For full details of service changes during COVID-19 restrictions, visi

3862
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OBJECTION from
Email:

The social housing development of 54 dwellings is too densely packed for the site. Is the development “fit for

purpose”? There is not enough green space for the amount of dwellings. The dwellings are not varied and diverse
enough to provide a variety of options for residence. eg 1, 2, 3, 4 bedroom dwellings. Providing this housing support
for people leaving institutional and statutory settings like the Ararat prison nearby requires additional facilities and
amenities. | do not support this development.
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Dot Jerram

From:

Sent: Menday, 23 August 2021 11:23 PM

To: Planning

Subject: Objection to planning application PA3042

To whom it may concern,

We wish to raise an objection to the application of planning permit PA3042, 137-139 Grano St. Ararat,
Developement of 54 Dwellings and Multi lot subdivision.

QOur concerns are;

e the proposed application is for a high density inner city style multi lot habitation in an area of low/rural
residential lifestyle living.

¢ while the application notes access to public transport it fails to address the excessive distance to commercial
and public facilities for pedestrians.

¢ the application fails to consider the restoration/replacement of the historic structure that was illegally
demolished and removed from the site in the '90's.

+ the application renders the property unfit for persons or families seeking a low/rural residential lifestyle
area to build a home and contribute to the local community and township.

s the application invites an influx of persons who may have limited means of egress into a Bushfire Impact
zoned area.

We are concerned that the influx of potentially 150 to 200 persons to the area will see an increase in noise,
light and visual pollution, traffic, waste and rubbish in an area with an already high level of traffic, including heavy
transport accessing the Pyrenees highway.

Further, this application will reduce the appeal of the low/rural residential amenity of the area and does not address
the historic nature of the adjacent properties in Grano St or the loss of the historic structure from the site itself.

Bordering onto a Bushfire Impact zoned area, the application leaves a potentially large number of persons at risk
with limited means of egress from the areain case of an emergency.

We trust that these objections will be considered on their merit and that a more suitable application meeting the
amenity of the location will be considered.

3864
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Dot Jerram

From:

Sent: Menday, 23 August 2021 11:55 AM

To: Planning

Subject: Proposed development at 137-139 Grano Street Ararat

Attention Veronica Schilling re PA 3042 ....my name is_ and | live at_ a short
distance from the proposed development site in Grano Street. My residence is rated Residential Rural/Rural
Lifestyle.l am certain that my quiet lifestyle will be impacted by the construction and occupation of the 54 dwellings
proposed. | am unsure of the effect the occupation of so many dwellings in a small area will be on utilities such as
phone and internet but | imagine there will be an effect. There must also be an impact on the roads of the increase
in vehicle usage. These are some of my concerns about the proposal. ||| | |EGNzG
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Dot Jerram

From:

Sent: Tuesday, 24 August 2021 3:24 PM
To: Planning

Subject: Grano Street Development

To whom it may concern,
| have questions in regards to the proposed development of 137-139 Grano Street, Ararat.

1) | would like to know the future impact on rates in the area?
2) whao is the development aimed for?
3) how are these dwellings going to be built {road closures etc) and over what period of time?

My next comment comes from best interest:

Road infrastructure/safety - Adding an extra 52 houses/units on such small space will have significant impact on the
roads in the area. Not only people whom currently live there, but prison workers, farmers, and truck movement at
the abattoirs. Not to mention diverted traffic when there is an accident on the highway.

Thank you for your time and | look forward to hearing answers in regards with my above concerns.

3866
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Clause 55.02 - Neighbourhood Character and Infrastructure

Objectivels

Standard/s

Ararat Rural City

Decision Guidelines

Clause 55.02-1
Neighbourhood Character

To ensure the design respecis
the existing neighbourhood
character or contributes to a
preferred neighbourhood
character.

To ensure that development
responds to features of the site
and surrounding area.

Standard B1

The design response must be appropriate to
the neighbourhood character and the site.

The proposed design must respect the
existing or preferred neighbourhood
character and respond to the features of the
site.

Decision Guidelines

Before deciding on an application, the

responsible authority must consider:

e Any relevant neighbourhood character
objective, policy or statement set out in
this scheme.

e The neighbourhood and site
description.

e The design response.

v Complies

Although this application does not reflect the current neighbourhood character, it is consistent with the strategic intention for
the area and is an example of the preferred neighborhood character for these types of developments, with higher densities as
the area changes to accommodate future growth. The proposal respects the existing neighbourhood character by providing
low lying built forms that do not compete with the views of the wider landscape, adequate side and rear setbacks and
sufficient areas to provide meaningful landscape outcomes within the development.

Clause 55.02-2
Residential Policy

To ensure that residential
development is provided in
accordance with any policy for
housing in the Municipal
Planning Strategy and the
Planning Policy Framework.

To support medium densities
in areas where development
can take advantage of public
transport and community
infrastructure and services.

Standard B2

An application must be accompanied by a
written statement to the satisfaction of the
responsible authority that describes how the
development is consistent with any relevant
policy for housing in the Municipal Planning

Strategy and the Planning Policy Framework.

Decision Guidelines

Before deciding on an application, the
responsible authority must consider:

e The Municipal Planning Strategy
and the Planning Policy
Framework.

e The design response.

v Complies

A written statement has been provided by the applicant and updated in accordance with the revised plans.

Clause 55.02-3
Dwelling Density

To encourage a range of
dwelling sfzes and types in
developments of ten or more
dwellings.

Standard B3

Developments of ten or more dwellings

should provide a range of dwelling sizes and

types, including:

e Dwellings with a different number of
bedrooms.

e At least one dwelling that contains a
kitchen, bath or shower, and a toilet and
wash basin at ground floor level.

N/A

137-139 Grano Street Ararat — Jan 2022

Ararat Rural City
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v Complies

The application proposed three types of dwellings, including one and two bedroom dwellings. All dwellings are single storey,
with kitchen, bedroom and washing facilities at ground floor.

Clause 55.024
Infrastructure

To ensure development is
provided with appropriate
utility services and
infrastructure.

To ensure development does
not unreasonably overfoad the
capacilty of ulility services and

Standard B4

Development should be connected to
reticulated services, including reticulated
sewerage, drainage, electricity and gas, if
available.

Development should not unreasonably
exceed the capacity of utility services and
infrastructure, including reticulated services
and roads.

Decision Guidelines

Before deciding on an application, the

responsible authority must consider:

e The capacity of the existing
infrastructure.

e |n the absence of reticulated sewerage,
the capacity of the development to treat
and retain all wastewater in accordance
with the State Environment Protection
Policy (Waters of Victoria) under the
Environment Protection Act 1970.

servicing authorities.

infrastructure. e |f the drainage system has little or no
In areas where utility services or spare capacity, the capacity of the
infrastructure have little or no spare capacity, development to provide for stormwater
developments should provide for the drainage mitigation or upgrading of the
upgrading of or mitigation of the impact on local drainage system.
services or infrastructure.

v Complies

All infrastructure required for the development will be provided by the applicant and to the satisfaction of Council and the

Clause 55.02-5
Integration with the Street

To integrate the layout of
development with the sireet.

Standard B5

Developments should provide adequate
vehicle and pedestrian links that maintain or
enhance local accessibility.

Development should be oriented to front
existing and proposed streets. High fencing
in front of dwellings should be avoided if
practicable.

Development next to existing public open
space should be laid out to complement the
open space.

Decision Guidelines

Before deciding on an application, the

responsible authority must consider:

e Any relevant neighbourhood character
objective, policy or statement set out in
this scheme.

e The design response.

v’ Complies

Additionally, no front fencing is provided with this application.

Although internal dwellings are proposed with this application, dwellings are also oriented to face Burn Street and Grano
Street, providing good integration with the existing street network.

The shared accessways and pedestrian paths are considered to be dimensioned and laid out to allow for safe and efficient
movements when entering and exiting the development. This is to be further echoed along Burn Street and Grano Street with
the upgrade of the verge to be provided by the applicant.

137-139 Grano Street Ararat — Jan 2022

Ararat Rural City
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Clause 55.03 — Site Layout and Building Massing

To ensure that the setbacks of
buildings from a street respect
the existing or preferred
nefghbourhood character and
make efficient use of the site.

Walls of buildings should be set back from

streets:

e At least the distance specified in a
schedule to the zone, or

e [f no distance is specified in a schedule to
the zone, the distance specified in Table
B1.

Porches, pergolas and verandahs that are
less than 3.6 metres high and eaves may
encroach not more than 2.5 metres into the
setbacks of this standard.

Objectivel/s Standard/s Decision Guidelines
Clause 55.03-1 Standard B6 Decision Guidelines
Street Setback

Before deciding on an application, the

responsible authority must consider:

e Any relevant neighbourhood character
objective, policy or statement set out in
this scheme.

e The design response.

o Whether a different setback would be
more appropriate taking into account
the prevailing setbacks of existing
buildings on nearby lots.

e The visual impact of the building when
viewed from the street and from
adjoining properties.

e The value of retaining vegetation within
the front setback

Waiver granted

The development proposes front setbacks which are significantly less than the setbacks found within the immediate area,
due to the transition to medium density from the rural living context that currently exists. Although the proposed front
setbacks are less than what is usually required within inner Ararat, it is deemed acceptable having regard to the Mixed Use
Zoning and to allow for better internal amenity, access and associated safety for the residents of the development.

Additionally, due to the substantial width of the grass verges, the frontages of these dwellings are still well setback from
Grano Street and Burn Street, therefore minimising the visual impact of the reduced front setback.

Clause 55.03-2
Building Height

To ensure that the height of
buildings respects the exfsting
or preferred neighbourhood

Standard B7

The maximum building height should not
exceed the maximum height specified in the
zone, schedule to the zone or an overlay that
applies to the land.

Decision Guidelines

Any relevant neighbourhood character

objective, policy or statement set out in this

scheme.

e Any maximum building height specified
in the zone, a schedule to the zone or

chatacter. an overlay applying to the land.
If no maximum height is specified in the e The design response.
zone, schedule to the zone or an overlay, the | ,  The effect of the slope of the site on the
maximum building height should not exceed height of the building.
9 metres, unless the slope of the natural s The relationship between the proposed
ground level at any cross section wider than building height and the height of
8 metres of the site of the building is 2.5 existing adjacent buildings
degr_ees or m_org, I Wh ich case the e The visual impact of the building when
maximum building height should not exceed Viswed Frormithe strset:and from
10 metres. adjoining properties.
Changes of building height between existing
buildings and new buildings should be
graduated.
v Complies

All dwellings are single storey and significantly under the maximum height allowed under Standard B7. When measured from
NGL, the maximum height of the variety housing types ranges from to 4.594m to 4.654m.

137-139 Grano Street Ararat — Jan 2022

Ararat Rural City
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Clause 55.03-3
Site Coverage

To ensure that the site
coverage respects the existing
or preferred neighbourhood
character and responds to the
features of the site.

Standard B8

The site area covered by buildings should

not exceed:

e The maximum site coverage specified in
a schedule to the zone, or

e [f no maximum site coverage is specified
in a schedule to the zone, 60 per cent.

Decision Guidelines

Before deciding on an application, the

responsible authority must consider:

e Any relevant neighbourhood character
objective, policy or statement set out in
this scheme.

e The design response.

e The existing site coverage and any
constraints imposed by existing
development or the features of the site.

e The site coverage of adjacent
properties.

s The effect of the visual bulk of the
building and whether this is acceptable
in the neighbourhood.

¥ Complies

The application proposes 34% site coverage which easily complies with the 60% maximum under Standard B8.

Clause 55.034

Permeability and
Stormwater Management

To reduce the impact of
increased stormwater run-off
on the drainage system.

To facilitate on-site stormwater
infiltration.

To encourage stormwater
management that maximises
the retention and reuse of

Standard B9

The site area covered by the pervious

surfaces should be at least:

e The minimum area specified in a
schedule to the zone, or

¢ [f no minimum is specified in a schedule
to the zone, 20 percent of the site.

The stormwater management system should

be designed to:

e Meet the current best practice
performance objectives for stormwater
quality as contained in the Urban
Stormwater - Best Practice

Decision Guidelines

Before deciding on an application, the

responsible authority must consider:

e The design response.

e The capacity of the site to incorporate
stormwater retention and reuse.

e The existing site coverage and any
constraints imposed by existing
development.

e The capacity of the drainage network to
accommeodate additional stormwater.

e The capacity of the site to absorb run-
off.

e The practicality of achieving the

stormwater. . o il G "
Environmental Management Guidelines minimum site coverage of pervious
(Victorian Stormwater Committee, 1999). surfaces, particularly on lots of less
s Contribute to cooling, improving local than 300 square metres.
habitat and providing attractive and e Whether the owner has entered into an
enjoyable spaces. agreement to contribute to off-site
stormwater management in lieu of
providing an on-site stormwater
management system.
¥ Complies

The application proposes 37% permeability site coverage which complies with the 20% minimum under Standard B9.

Clause 55.03-5
Energy Efficiency

To achieve and protect energy
efficient dwellings and
residential buildings.

To ensure the orientation and
layout of development reduce
fossil fuel energy use and

Standard B10

Buildings should be;

* Oriented to make appropriate use of solar
energy.

* Sited and designed to ensure that the
energy efficiency of existing dwellings on
adjoining lots is not unreasonably
reduced.

Decision Guidelines

Before deciding on an application, the

responsible authority must consider:

e The design response.

e The size, orientation and slope of the
lot.

e The existing amount of solar access to
abutting properties.

e The availability of solar access to north-
facing windows on the site.

137-139 Grano Street Ararat — Jan 2022

Ararat Rural City
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make appropriale use of
daylight and solar energy.

* Sited and designed to ensure that the
performance of existing rooftop solar
energy systems on dwellings on adjoining
lots in a General Residential Zone,
Neighbourhood Residential Zone or
Township Zone are not unreasonably
reduced. The existing rooftop solar
energy system must exist at the date the
application is lodged.

Living areas and private open space should
be located on the north side of the
development, if practicable.

Developments should be designed so that
solar access to north-facing windows is
maximised.

e The extent to which an existing rooftop
solar energy system on an adjoining lot
is overshadowed by existing buildings
or other permanent structures.

e Whether the existing rooftop solar
energy system on an adjoining lot is
appropriately located.

e The effect of overshadowing on an
existing rooftop solar energy system on
an adjoining lot.

v Complies

solar energy.

It is considered that the proposed development has been designed to maximise energy efficiency where possible.

The majority of dwellings have been crientated to have north facing secluded private open spaces and living areas, with the
remaining having the bedroom as north facing. All housing types have substantial north facing windows to make best use of

Additionally, the proposed dwellings will not impact on any solar energy systems on the neighbouring properties.

Clause 55.03-6
Open Space

To initegrate the layout of
development with any public
and communal open space
provided in or adjacent to the

Standard B11

If any public or communal open space is

provided on site, it should:

e Be substantially fronted by dwellings,
where appropriate.

e Provide outlook for as many dwellings as
practicable.

Decision Guidelines

Before deciding on an application, the

responsible authority must consider:

e Any relevant plan or policy for open
space in the Municipal Planning
Strategy and the Planning Policy
Framework.

development. -
¢ Be designed to protect any natural o The design response
features on the site.
* Be accessible and useable.
v Complies

Ararat Rural City

There is a common area that is well landscaped between the two visitor parking areas. Although dwellings do not front onto
this area, the section of land provide good connectivity within the development and allows for passive surveillance of one car
parking area to the other.

Additionally, there are substantial trees along this boundary line and the provision of open space within this area allows for
these trees to not be impacted by the proposed development.

Clause 55.03-7
Safety

To ensure the layout of
development provides for the
safety and security of
residents and property.

Standard B12

Entrances to dwellings and residential
buildings should not be obscured or isolated
from the street and internal accessways.

Planting which creates unsafe spaces along
streets and accessways should be avoided.

Decision Guidelines

Before deciding on an application, the
responsible authority must consider the
design response.
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Developments should be designed to provide
good lighting, visibility and surveillance of car
parks and internal accessways.

Private spaces within developments should
be protected from inappropriate use as
public thoroughfares.

v Complies

The dwellings’ entrances will be visible from the street and/or shared accessways. The proposed lighting and pedestrian link
from one visitor car parking area to another provides passive surveillance and visibility onto the common areas.

The entry points for all dwellings are not obscured by any structures and surrounding landscaping is to be low-lying so dwelling
entries are easily identifiable while providing safe, secure and convenient access for residents.

Clause 55.03-8
Landscaping

To encourage development
that respects the landscape
character of the
nefghbourhood.

To encourage development
that maintains and enhances
habitat for plants and animals
in focations of habitat
imporitance.

To provide appropriate
fandscaping.

To encourage the retention of
mature vegetation on the site.

Standard B13

The landscape layout and design should:

e Protect any predominant landscape
features of the neighbourhood.

e Take into account the soil type and
drainage patterns of the site.

* Allow for intended vegetation growth and
structural protection of buildings.

¢ Inlocations of habitat importance,
maintain existing habitat and provide for
new habitat for plants and animals.

* Provide a safe, attractive and functional
environment for residents.

Development should provide for the retention
or planting of trees, where these are part of
the character of the neighbourhood.

Development should provide for the
replacement of any significant trees that
have been removed in the 12 months prior to
the application being made.

The landscape design should specify
landscape themes, vegetation (location and
species), paving and lighting.

Development should meet any additional
landscape requirements specified in a
schedule to the zone.

Decision Guidelines

Before deciding on an application, the

responsible authority must consider:

e Any relevant neighbourhood character
objective, policy or statement set out in
this scheme.

e Any relevant plan or policy for
landscape design in the Municipal
Planning Strategy and the Planning
Policy Framework.

e The design response.

e The location and size of gardens and
the predominant plant types in the
neighbourhood.

e The health of any trees to be removed.

o Whether a tree was removed to gain a
development advantage.

¥ Complies

No native vegetation is located on site; however, one street tree (hot indigenous to Victoria) is to be removed from the Burn
Street road reserve as it cannot be retained with the current proposal. Replacement street tree planting will be condition upon
the permit if the application is supported by Council.

Landscaping has also been provided to clearly delineate shared accessways and parking spaces, while also softening the
quantity of hard surfaces, providing a better amenity outcome.
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Clause 55.03-9 Standard B14 Decision Guidelines

Access 5 i .
The width of accessways or car spaces Before d@mdmg on. an appllcat|o_n, e
should not exceed: responsible authority must consider:

To ensure the number and e The design response.

design of vehicle crossovers s 33 per cent of the street frontage, or . The moact on the neidhbourhood
respects the neighbourhood * f the width of the street frontage is less P g
character than 20 metres, 40 per cent of the street character. _ .
frontage. e The reduction of on-street car parking
spaces.

e The effect on any significant vegetation
on the site and footpath.

No more than one single-width crossover
should be provided for each dwelling fronting
a street.

The location of crossovers should maximise
the retention of on-street car parking spaces.

The number of access points to a road in a
Road Zone should be minimised.

Developments must provide for access for
service, emergency and delivery vehicles.

v Complies

The development proposed two common driveways to access the site. These two common driveways also propose new
crossovers which will be located along Burn Street. The two crossovers do not exceed more than 33% of the Burn Street
frontage.

Additionally, the proposed accessways (and associated pedestrian paths) allow for safe and efficient vehicle and pedestrian
movements to and from the subject site.

The locations of the new crossovers have been placed to retain land for street car parking, however the one Council tree
located along Burn Street will need to be removed. As such, it is recommended that conditions will be placed on the permit for
the development of the verge to allow for replacement planting and upgrade to pedestrian access, kerb/channel and car parking
provisions. This will also be requested along Grano Street

Clause 55.03-10 Standard B15 Decision Guidelines

Parking Location o o
Before deciding on an application, the
responsible authority must consider the
design response

Car parking facilities should:

To provide convenient parking | ® Be reasonably close and convenient to
for resident and visitor dwellings and residential buildings.
vehicles. * Be secure.

* Be well ventilated if enclosed.

To protect residents from
vehicular noise within Shared accessways or car parks of other
developments. dwellings and residential buildings should be
located at least 1.5 metres from the windows
of habitable rooms. This setback may be
reduced to 1 metre where there is a fence at
least 1.5 metres high or where window sills
are atleast 1.4 metres above the
accessway.

v Complies

The proposed car parking space for each dwelling along the common driveways are located directly outside each dwelling
providing exceptional convenience.

The pedestrian path and landscaping strip provide a 1.6m setback from any habitable windows.
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under Standard B17.

Objectivels Standard/s Decision Guidelines
Clause 55.04-1 Standard B17 Decision Guidelines
Side and Rear Setbacks n o
A new building not on or within 200mm of a Before qu|d|ng on an appllcatlo.n, the
T that the height and | PUndary should be set back from side or responsible authority must consider:
ot:ns:re;c Z _]def e;g an rear boundaries: e Any relevant neighbourhood character
Zzu:;a Or:S L;Ict;ng,:;f;;m e At least the distance specified in a objective, policy or statement set out in
Y 1eSPE 9 schedule to the zone, or this scheme.
or preferred neighbourhood : ; i 7
2 : e If no distance is specified in a schedule to | ® The design response.
character and limits the impact . .
) L the zone, 1 metre, plus 0.3 metres for s The impact on the amenity of the
on the amenity of existing | - )
; every metre of height over 3.6 metres up habitable room windows and secluded
dwellings. : o
to 6.9 metres, plus 1 metre for every private open space of existing
metre of height over 6.9 metres. dwellings.
e Whether the wall is opposite an existing
Sunblinds, verandahs, porches, eaves, or simultaneously constructed wall built
fascias, gutters, masonry chimneys, flues, to the boundary.
pipes, domestic fuel or water tanks, and e \Whether the wall abuts a side or rear
heating or cooling equipment or other lane.
services may encroach not more than 0.5
metres into the setbacks of this standard.
Landings having an area of not more than 2
square metres and less than 1 metre high,
stairways, ramps, pergolas, shade sails and
carports may encroach into the setbacks of
this standard.
¥ Complies

The proposed development is setback from the adjoining property in accordance with all side and rear setback requirements

Clause 55.04-2 Standard B18

Walls on Boundary

A new wall constructed on or within 200mm

of a side or rear boundary of a lot or a

carport constructed on or within 1 metre of a

side or rear boundary of lot should not abut

the boundary:

* For a length of more than the distance
specified in a schedule to the zone; or

e [f no distance is specified in a schedule to
the zone, for a length of more than:

o 10 metres plus 25 per cent of the
remaining length of the boundary of
an adjoining lot, or

o Where there are existing or
simultaneously constructed walls or
carports abutting the boundary on
an abutting lot, the length of the
existing or simultaneously
constructed walls or carports
whichever is the greater.

To ensure that the location,
fength and height of a wall on
a boundary respects the
existing or preferred
nefghbourhood character and
limits the impact on the
amenily of existing dwellings.

Decision Guidelines

Before deciding on an application, the
responsible authority must consider:

Any relevant neighbourhood character
objective, policy or statement set out in
this scheme.

The design response.

The extent to which walls on
boundaries are part of the
neighbourhood character.

The impact on the amenity of existing
dwellings.

The opportunity to minimise the length
of walls on boundaries by aligning a
new wall on a boundary with an existing
wall on a lot of an adjoining property.
The orientation of the boundary that the
wall is being built on.

The width of the lot.

The extent to which the slope and
retaining walls or fences reduce the
effective height of the wall.
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A new wall or carport may fully abut a side or
rear boundary where slope and retaining
walls or fences would result in the effective
height of the wall or carport being less than 2
metres on the abutting property boundary.

A building on a boundary includes a building
set back up to 200mm from a boundary.

The height of a new wall constructed on or
within 200mm of a side or rear boundary or a
carport constructed on or within 1 metre of a
side or rear boundary should not exceed an
average of 3.2 metres with no part higher
than 3.6 metres unless abutting a higher
existing or simultaneously constructed wall.

o Whether the wall abuts a side or rear
lane.

e The need to increase the wall height to
screen a box gutter.

v Complies

itself.

There are ho walls on boundary with adjoining properties, however there are multiple walls on boundary within the development

All new walls on new lot boundaries are under 10m in length and 3.2m in average height in accordance with the maximum
length and height requirements under Standard B18.

Clause 55.04-3

Daylight to Existing
Windows

To allow adequate daylight
into existing habitable room
windows.

Standard B19

Buildings opposite an existing habitable
room window should provide for a light court
to the existing window that has a minimum
area of 3 square metres and minimum
dimension of 1 metre clear to the sky. The
calculation of the area may include land on
the abutting lot.

Walls or carports more than 3 metres in
height opposite an existing habitable room
window should be set back from the window
at least 50 per cent of the height of the new
wall if the wall is within a 55-degree arc from
the centre of the existing window. The arc
may be swung to within 35 degrees of the
plane of the wall containing the existing
window.

Where the existing window is above ground
floor level, the wall height is measured from
the floor level of the room containing the
window.

Decision Guidelines

Before deciding on an application, the

responsible authority must consider:

e The design response.

e The extent to which the existing
dwelling has provided for reasonable
daylight access to its habitable rooms
through the siting and orientation of its
habitable room windows.

o The impact on the amenity of existing
dwellings.

v Complies

access for these dwellings.

All existing windows are significantly setback from the proposed dwellings and will have no impact on the existing solar
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Clause 55.044
North Facing Windows

To allow adeguate solar
access lo existing north-facing
habitable room windows.

Standard B20

If a north-facing habitable room window of an
existing dwelling is within 3 metres of a
boundary on an abutting lot, a building
should be setback from the boundary 1
metre, plus 0.6 metres for every metre of
height over 3.6 metres up to 6.9 metres, plus
1 metre for every metre of height over 6.9
metres, for a distance of 3 metres from the
edge of each side of the window. A north-
facing window is a window with an axis
perpendicular to its surface criented north 20
degrees west to north 30 degrees east.

Decision Guidelines

Before deciding on an application, the

responsible authority must consider:

e The design response.

e Existing sunlight to the north-facing
habitable room window of the existing
dwelling.

e The impact on the amenity of existing
dwellings

N/A

As the proposed development is single storey and located to the south and east/west of the surrounding dwellings, there are
no north facing windows that will be impacted by this development.

Clause 55.04-5
Overshadowing Open Space

To ensure buildings do not
significantly overshadow
exfsting secluded private open
space

Standard B21

Where sunlight to the secluded private open
space of an existing dwelling is reduced, at
least 75 per cent, or 40 square metres with
minimum dimension of 3 metres, whichever
is the lesser area, of the secluded private
open space should receive a minimum of five
hours of sunlight between 9 am and 3 pm on
22 September.

If existing sunlight to the secluded private
open space of an existing dwelling is less than
the requirements of this standard, the amount
of sunlight should not be further reduced.

Decision Guidelines

Before deciding on an application, the

responsible authority must consider:

e The design response.

e The impact on the amenity of existing
dwellings.

e Existing sunlight penetration to the
secluded private open space of the
existing dwelling.

e The time of day that sunlight will be
available to the secluded private open
space of the existing dwelling.

e The effect of a reduction in sunlight on
the existing use of the existing secluded
private open space.

v Complies

As the proposed development is single storey and located to the south and east/west of the surrounding dwellings, solar
access for the adjoining secluded private open spaces will not be impacted by the proposed development.

Additionally, due to the proposed internal setbacks, the development will not impact on the solar access of the secluded
private open space of each new dwelling.

Clause 55.04-6
Overlooking
To #imit views info existing

secluded private open space
and habitable room windows.

Standard B22

A habitable room window, balcony, terrace,
deck or patio should be located and
designed to avoid direct views into the
secluded private open space of an existing
dwelling within a horizontal distance of 9
metres (measured at ground level) of the
window, balcony, terrace, deck or patio.
Views should be measured within a 45-
degree angle from the plane of the window
or perimeter of the balcony, terrace, deck or
patio, and from a height of 1.7 metres above
floor level.

Decision Guidelines

Before deciding on an application, the

responsible authority must consider:

e The design response.

e The impact on the amenity of the
secluded private open space or
habitable room windowv.

e The existing extent of overlooking into
the secluded private open space and
habitable room windows of existing
dwellings.
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A habitable room window, balcony, terrace,
deck or patio with a direct view into a
habitable room window of existing dwelling
within a horizontal distance of 9 metres
(measured at ground level) of the window,
balcony, terrace, deck or patio should be
either:

* Offset a minimum of 1.5 metres from the
edge of one window to the edge of the
other.

e Have sill heights of at least 1.7 metres
above floor level.

* Have fixed, obscure glazing in any part of
the window below 1.7 metre above floor
level.

* Have permanently fixed external screens
to at least 1.7 metres above floor level
and be no more than 25 per cent
transparent.

Obscure glazing in any part of the window
below 1.7 metres above floor level may be
openable provided that there are no direct
views as specified in this standard.

Screens used to obscure a view should be:

e Perforated panels or trellis with a
maximum of 25 per cent openings or
solid translucent panels.

e Permanent, fixed and durable.

* Designed and coloured to blend in with
the development.

This standard does not apply to a hew
habitable room window, balcony, terrace,
deck or patio which faces a property
boundary where there is a visual barrier at
least 1.8 metres high and the floor level of
the habitable room, balcony, terrace, deck or
patio is less than 0.8 metres above ground
level at the boundary.

e The internal daylight to and amenity of
the proposed dwelling or residential
building

v Complies

Due to the single storey of the development and external boundary fences, there is no overlooking into adjoining properties.

Clause 55.04-7

Internal Views

To limit views info the
secluded private open space
and habitable room windows
of dwellings and residential
bufldings within a
development.

Standard B23

Windows and balconies should be designed
to prevent overlooking of more than 50 per
cent of the secluded private open space of a
lower-level dwelling or residential building
directly below and within the same
development.

Decision Guidelines

Before deciding on an application, the
responsible authority must consider the
design response.
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¥ Complies

Due to the single storey of the development and internal boundary fences, there is no overlooking into internal properties.

Clause 55.04-8
Noise Impacts

To contain noise sources in
developments that may affect
existing dwellings.

To protect residents from
external noise.

Standard B24

Noise sources, such as mechanical plant,
should not be located near bedrooms of
immediately adjacent existing dwellings.

Noise sensitive rooms and secluded private
open spaces of new dwellings and
residential buildings should take account of
noise sources on immediately adjacent
properties.

Dwellings and residential buildings close to
busy roads, railway lines or industry should
be designed to limit noise levels in habitable
rooms.

Decision Guidelines

Before deciding on an application, the
responsible authority must consider the
design response.

¥ Complies

residential levels.

Clause 55.05 — On-Site Amenity and Facilities

Outside of standard vehicles parking and cooling facilities, there is no external noise that needs to be taken into account.
These services are considered standard for residential development and therefore are to be in accordance with standard

To encourage the
consideration of the needs of
people with limited mobility in
the design of developments.

The dwelling entries of the ground floor of
dwellings and residential buildings should be
accessible or able to be easily made
accessible to people with limited mobility.

Objectivels Standard/s Decision Guidelines
Clause 55.05-1 Standard B25 Decision Guidelines
Accessibility

None

¥ Complies

The proposed development has been designed in accordance with this standard. Access is provided at ground level with a
sealed pedestrian path for accessibility. The dwellings’ entries are also in close proximity of the car spaces to allow easy
movement from vehicles to the dwellings.

As they are single storey, all bedroom, kitchen and washing facilities are accessible for those with limited mobility.

Clause 55.05-2
Dwelling Entry

To provide each dwelling or
residential building with its own
sense of identity.

Standard B26

Entries to dwellings and residential buildings

should:

* Bevisible and easily identifiable from
streets and other public areas.

e Provide shelter, a sense of personal
address and a transitional space around
the entry.

Decision Guidelines

None
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¥ Complies

Each dwelling entry contains a pedestrian path, porch and large sliding door which makes the entry easily identifiable.

Clause 55.05-3 Standard B27 Decision Guidelines
Daylight to New Windows
A window in a habitable room should be Before deciding on an application, the
To allow adequate daylight located to face: responsible authority must consider:
into new habitable room * An outdoor space clear to the sky or a e The design response.
windows. light.caurkwith:a minjmumyarea;of’s, o Whether there are other windows in the
square metres and minimum dimension babibiersericihes scessto
of 1 metre clear to the sky, notincluding ;
h daylight.
land on an abutting lot, or
* Averandah provided it is open for at least
one third of its perimeter, or
* A carport provided it has two or more
open sides and is open for at least one
third of its perimeter.
v Complies

The proposed new windows allow for adequate daylight into the dwellings, with all habitable room windows provided with a
light court clear to the sky.

Clause 55.054 Standard B28 Decision Guidelines
Private Open Space o o
A dwelling or residential building should have | Before deciding on an application, the
private open space of an area and responsible authority must consider:

To provide adequate private i
P q P dimensions specified in a schedule to the * The design response.

open space for the reasonabie _— e The useability of the private open
recreation and sefvice needs ’ space, including its size and
of residents. accessibility.

If no area or dimensions are specified in a

schedule to the zone, a dwelling or

residential building should have private open or communal open space.

space consisting of: e The orientation of the lot to the street

s An area of 40 square metres, with one and the sun.
part of the private open space to consist
of secluded private open space at the
side or rear of the dwelling or residential
building with a minimum area of 25
square metres, a minimum dimension of
3 metres and convenient access from a
living room, or

e A balcony of 8 square metres with a
minimum width of 1.6 metres and
convenient access from a living room, or

* A roof-top area of 10 square metres with
a minimum width of 2 metres and
convenient access from a living room.

e The availability of and access to public

The balcony requirements in Clause 55.05-4
do not apply to an apartment development.
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¥ Complies

The development has been revised to meet the minimum requirements of Standard B28. The development proposes the
following minimum POS and SPOS areas, with many dwellings vastly exceeding these minimum requirements:

e POS - 40.07sgm:
s SPOS - 25.29sqm

All secluded private open space meets the minimum dimension requirement of 3m with convenient access from a living area,
and therefore comply with the requirements of this standard.

Clause 55.05-5 Standard B29 Decision Guidelines

Solar Access to Open Space . o
Before deciding on an application, the
responsible authority must consider:

e The design response.

The private open space should be located on
the north side of the dwelling or residential
building, if appropriate.

To allow solar access info the

secluded private open space s The useability and amenity of the
of new dwellings and i
residentialbuiliings The southern boundary of secluded private secludefi prlyatg OPEN.Space based on
’ open space should be set back from any wall the sunlight it will receive.
on the north of the space at least (2 + 0.9h)
metres, where ‘h’ is the height of the wall.
¥’ Complies

The development has been revised to meet the minimum requirements of Standard B29. All south facing SPOS is now
sufficiently setback a minimum of 5.016m from a single storey northern wall to allow for sufficient solar access.

Clause 55.05-6 Standard B30 Decision Guidelines

Storage :
Each dwelling should have convenient None
access to at least 6 cubic metres of

externally accessible, secure storage space.

To provide adequate storage
facilities for each dwelling.

¥ Complies

Each dwelling has convenient access to 6sgqm of storage which is externally accessible to the dwelling. Some dwellings
contain one 6sqm storage area and others are provided with four in built smaller storage areas that collectively provide 6 sqgm
for each dwelling.

Clause 55.06 — Detailed Design

Objective/s Standard/s Decision Guidelines
Clause 55.06-1 Standard B31 Decision Guidelines
Design Detail o o
The design of buildings, including: Before deciding on an application, the
To encourage design detail + Facade articulation and detailing, responsible authority must consider:
that respects the existing or s Window and door proportions, L Any rglevant lne|ghbourhood charactgr
preferred neighbourhood ¢ Roof form, and objective, policy or statement set out in
character. s Verandahs, eaves and parapets, this scheme.

should respect the existing or preferred
neighbourhood character.

Garages and carports should be visually
compatible with the development and the

The design response.

The effect on the visual bulk of the
building and whether this is acceptable
in the neighbourhood setting.

Whether the design is innovative and of
a high architectural standard.
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existing or preferred neighbourhood
character.

v’ Complies

The application will modify the existing streetscape given the subject site is currently a vacant lot. Although this application
does not reflect the existing neighbourhood character, it is consistent with the strategic intention of substantial growth for the
area. As such, the application reflects an example of the preferred neighbourhood character for this mixed use precinct.

As the application is not wholly consistent with the existing neighbourhood character, the applicant has provided a variety of
measures within the proposal to assist in the transition of the neighbourhood character of this area. These measures include

the single storey forms and landscaping throughout the development.

Outside of these measures, the pitched roof forms and variety in materiality also provides good articulation and a point of
difference, while ensuring a low lying built form so to not compete with the views of the wider landscape.

Clause 55.06-2
Front Fences

To encourage front fence
design that respects the
exfsting or preferred
nefghbourhood character.

Standard B32

The design of front fences should
complement the design of the dwelling or
residential building and any front fences on
adjoining properties.

A front fence within 3 metres of a street
should not exceed: The maximum height
specified in a schedule to the zone, or If no
maximum height is specified in a schedule to
the zone, the maximum height specified in
Table B3.

Decision Guidelines

Before deciding on an application, the

responsible authority must consider:

e Any relevant neighbourhood character
objective, policy or statement set out in
this scheme.

e The design response.

® The setback, height and appearance of
front fences on adjacent properties.

® The extent to which slope and retaining
walls reduce the effective height of the
front fence.

e ‘Whether the fence is needed to
minimise noise intrusion.

¥ Complies

No front fencing is proposed with this development.

Clause 55.06-3
Common Property

To ensure that communal
open space, car parking,
access areas and site facifities
are practical, attractive and
easily maintained.

To avoid future management
difficulties in areas of common
ownership.

Standard B33

Developments should clearly delineate
public, communal and private areas.

Common property, where provided, should
be functional and capable of efficient
management.

Decision Guidelines

None

v Complies

The proposed development clearly delineates between communal and private areas. The shared accessways and pedestrian
paths have been designed in a functional manner to ensure safe movement through the site for all residents.
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Clause 55.064
Site Services

To ensure that site services
can be installed and easily
maintained.

To ensure that site facilities
are accessible, adequate and
attractive.

Standard B34

The design and layout of dwellings and
residential buildings should provide sufficient
space (including easements where required)
and facilities for services to be installed and
maintained efficiently and economically.

Bin and recycling enclosures, mailboxes and
other site facilities should be adequate in
size, durable, waterproof and blend in with
the development.

Bin and recycling enclosures should be
located for convenient access by residents.

Mailboxes should be provided and located
for convenient access as required by
Australia Post.

Decision Guidelines

Before deciding on an application, the
responsible authority must consider the
design response.

¥ Complies

The letter boxes, bins and service areas have been located appropriately and can be accessed easily by the residents.
The layout and design of the development allows sufficient space for additional services to be installed.
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CLAUSE 56 ASSESSMENT

All objectives and standards are relevant under Clause 56 except Clauses 56.03-1 to 56.03-3, 56.03-5, 56.06-1 and 56.06-
3.for a subdivision application of 16-59 lots.

Clause 56.02 — Policy Implementation

Title and Objectivels Standard/s Response

Clause 56.021 Standard C1 v Complies

Strategic Implementation
An application must be accompanied by a | The strategic basis of the proposal is
= To ensure that the layout and | Written statement that describes how the [ confirmed  within ~ Planning  Policy
design of a subdivision is | subdivision is consistent with and | Framework and Ararat Sustainable
consistent with and | implements any relevant growth area, activity | Growth Future Report (Feb 2014).
implements any objective, | centre, housing, access and mobility,
poliey, swategy or planforthe community facilities, open space and
area sef out in this scheme. . . . .
recreation, landscape (including any native
vegetation precinct plan) and urban design
objective, policy, strategy or plan for the area
set out in this scheme.

The subject site is identified for mixed use
development which encourages higher
residential densities.

Further discussed of the strategic merit of
this application is presented with the
Council Report.

Clause 56.03 — Liveable and Sustainable Communities

Objectivel/s Standardis Response

Clause 56.03-1 Standard C2 NIA

Compact and Walkable

Neighbourhoods A subdivision should implement any relevant | Pursuant to 32.08-3, Clause 56.03-1 does

growth area or any approved land-use and | not apply for subdivision applications of
development strategy, plan or policy for the | 4559 |ots.

= TJo create compact | areq

neighbourhoods  that are _— o :
oriented around easy An application for subdivision must include a

walking distances to activity | Plan of the layout of the subdivision that:
cenires, schools and | = Meets the objectives (if relevant to the class
community facilities, public of subdivision specified in the zone) of
open space and public Clauses 56.03-2, 56.03-3, 56.04-1, 56.06-2,
fransport. 56.06-3 and 56.06-4.

To allow easy movement | » Shows the 400 metre street walking distance
through and between around each existing or proposed bus stop,
neighbourhoods  for  alf 600 metres street walking distance around
people. each existing or proposed tram stop and 800
metres street walking distance around each
existing or proposed railway station and
shows the estimated number of dwellings
within those distances.

Shows the layout of the subdivision in relation
to the surrounding area.

Is designed to be accessible for people with
disabilities

Clause 56.03-2 Standard C3 N/A
Activity Centre
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= TJo provide for mixed-use
activify centres, including
neighbourhood acflivity
centres, of appropriate area
and location.

A subdivision should implement any relevant
activity centre strategy, plan or policy for the
area.

Subdivision should be supported by activity
centres that are:

Accessible by neighbourhood and regional
walking and cycling networks.

Served by public transport that is connected
to the regional public transport network.
Located at public transport interchange
points.

Located on arterial roads or connector
streets.

Of appropriate size to accommodate a mix of
uses that meet local community heeds.
Oriented to support active street frontages,
support street-based community interaction
and pedestrian safety.

Pursuant to 32.08-3, Clause 56.03-2 does
not apply for subdivision applications of
16-59 lots.

Clause 56.03-3

Planning for Community
Facilities

= To provide appropriately
located sites for community
facilities including schools,

Standard C4

A subdivision should:

= Implement any relevant regional and local
community strategy, plan or policy for the
area set out in the planning scheme.

= Locate facilities on sites that are in or near

NiA

Pursuant to 32.08-3, Clause 56.03-3 does
not apply for subdivision applications of
16-59 lots.

Ararat Rural City

libraries, preschoofs and
childcare, health services,
police and fire slations,
recreation and sports
facilities.

activity centres and public transport.
School sites should:
= Be integrated with neighbourhoods and
located near activity centres.
Be located on walking and cycling networks.
Have a bus stop along the site boundary.
Have student drop-off zones, bus parking and
on-street parking in addition to other street
functions in abutting streets.
Adjoin the public open space network and
community sporting and cther recreation
facilities.
Be integrated with community facilities.

Be located on land not affected by physical,
environmental constraints etc.

Schools should be accessible by the Principal
Public Transport Network in Metropolitan
Melbourne and on the regional public transport
network outside Metropolitan Melbourne.
Primary schools should be located on
connector streets and not on arterial roads.
New State Government school sites must meet
the requirements of the Department of
Education and Training and abut at least two
streets with sufficient widths to provide student
drop-off zones, bus parking and on-street
parking in addition to other street functions.

Standard C5

Clause 56.03-4 v Complies

Built Environment
The general grid-based lot layout of the
proposal is considered to be safe and
efficient. The accessway layout has also
considered to provide safe and efficient

The built environment should:

= Implement any relevant urban
strategy, plan or policy for the area.

= To create urban places with design

identity and character.
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Provide living and working environments that
are functional, safe and attractive.

Provide an integrated layout, built form and
urban landscape.

Contribute to a sense of place and cultural
identity.

movements when externing and exiting
the development.

Landscaping has also been provided
throughout, softening the quantity of hard
surfaces and providing a better amenity
outcome.

Clause 56.03-5
Neighbourhood Character

= To design subdivisions that
respond to neighbourhood
character.

Objectiveis

Standard C6

Subdivision should:

= Respect the existing heighbourhood
character or achieve a  preferred
neighbourhood character consistent with any
relevant neighbourhood character objective,
policy or statement set out in the planning
scheme.

Respond to and integrate with the
surrounding urban environment.

Protect significant vegetation and site
features.

Standard/s

N/A

Pursuant to 32.08-3, Clause 56.03-5 does
not apply for subdivision applications of
16-59 lots.

Decision Guidelines

Clause 56.04-1

Lot Diversity and
Distribution

To achieve housing densities
that support compact and
walkable  neighbourhoods
and the efficient provision of
public transport services.

To provide higher housing
densities  within  walking
distance of activity centres.

= 7o achieve increased
housing densities n
designated growth areas.

To provide a range of lot
sizes to suit a variely of
dwelling and  household
types.

Standard C7

A subdivision should implement any relevant

housing strategy, plan or policy for the area set

out in this scheme.

Lot sizes and mix should achieve the average

net residential density specified in any zone or

overlay that applies to the land or in any

relevant policy for the area.

A range and mix of lot sizes should be provided

including lots suitable for the development of:

= Single dwellings.

= Two dwellings or more.

= Higher density housing.

= Residential buildings and
villages.

Retirement

Unless the site is constrained by topography or
other site conditions, lot distribution should
provide for 95 per cent of dwellings to be
located no more than 400 metre street walking
distance from the nearest existing or proposed
bus stop, 600 metres street walking distance
from the nearest existing or proposed tram stop
and 800 metres street walking distance from the
nearest existing or proposed railway station.

Lots of 300 square metres or less in area, lots
suitable for the development of two dwellings or
more, lots suitable for higher density housing
and lots suitable for rresidential buildings and
Retirement villages should be located in and

v Complies

The site will be developed at a density of
46 dwellings across 7072sgm.

Although this is a higher density that is
seen within the area, the high level of
compliance with Clause 55 and the design
guidelines of Clause 52.06, confirms that
the property can sustain a development of
this size.

The development proposes lot sizes
which allows for a variety of housing
products which are under supplied within
the Ararat.
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within 400 metres street walking distance of an
activity centre.

Clause 56.04-2

Lot Area and Building
Envelopes

= To provide lots with areas
and dimensions that enable
the appropriate siting and
construction of a dwelling,
solar access, private open
space, vehicle access and
parking, water management,
easements and the refention
of sfgnificant vegetation and
site features.

Standard C8

Lots less than 300m2 should be
accompanied by information that shows that
the lots are consistent or contain a building
envelope consistent with a development
approved under the scheme, or that a
dwelling may be constructed on each lot in
accordance with the requirements of this
scheme.

Lots of between 300 and 500m2 should
contain a building envelope that is consistent
with a development of the ot approved under
this scheme; or, if no development has been
approved, contain a rectangle building
envelope measuring 10mx 15m, or 9mx 15m
if a boundary wall is nominated as part of the
building envelope.

If lots of between 300 square metres and 500
square metres are proposed to contain
dwellings that are built to the boundary, the
long axis of the lots should be within 30
degrees east and 20 degrees west of north
unless there are significant physical
constraints that make this difficult to achieve.

Lots greater than 500m2 should be able to
contain a 10m x 15m rectangle, and may
contain a building envelope.

A building envelope may specify or
incorporate any relevant siting and design
requirement. Any requirement should meet
the relevant standards of Clause 54 unless
the objectives of the standard are metand the
building envelope is shown as a restriction on
a plan of subdivision, or is specified as a
covenant in an agreement under Section 173
of the Act.

Where a lot with a building envelope adjoins
a lot that is not on the same plan of
subdivision or is not subject to the same
agreement relating to the relevant building
envelope, the building envelope must meet
Standards A10 and A11 of Clause 54 in
relation to the adjoining lot, and the building
envelope must not regulate siting matters
covered by Standards A12 to A15 (inclusive)
of Clause 54 in relation to the adjoining lot.
This should be specified in the relevant plan
of subdivision or agreement.

Lot dimensions and building envelopes
should protect: solar access and allow for the
energy rating requirements of the Building
Regulations to be achieved; existing or
proposed easements; and, significant
vegetation and site features.

v Complies

The lots proposed are of appropriate size,
shape, dimension and orientation in order
for each to facilitate the siting of the
proposed dwellings, which have been
included as part of this application’s
assessment.

Additionally, lots have been designed in a
grid layout, with lots predominately
aligned in a north-south or east-west
direction which allows for energy efficient
development.

Clause 56.04-3
Solar Orientation of Lots

= To provide good solar
orientation of lots and solar
access for future dwellings.

Standard C9

Unless the site is constrained by topography or
other site conditions, at least 70% of lots should
have appropriate solar orientation.

v Complies

All lots are considered to have appropriate
solar orientation with the long axis either
running horth-south or east-west within
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Lots have appropriate solar orientation when:

= The long axis of lots are within the range
north 20 degrees west to north 30 degrees
east, or east 20 degrees north to east 30
degrees south.

Lots between 300m2 and 500m2 are
proposed to contain dwellings that are built to
the boundary, the long axis of the lots should
be within 30 degrees east and 20 degrees
west of north.

Dimensions of lots are adequate to protect
solar access to the lot, taking into account
likely dwelling size and the relationship of
each lot to the street.

the range of degrees specified in the
standard.

The dimensions of the lots are considered
to be adequate to ensure solar access to
the lots.

Clause 56.04-4
Street Orientation

= To provide a lot layout that
contributes  to community
social inleraction, personal
safety and property security.

Standard C10

Subdivision should increase visibility and
surveillance by:

= Ensuring lots front all roads and streets and
avoid the side or rear of lots being oriented to
connector streets and arterial roads.
Providing lots of 300m2 or less in area and
lots for 2 or more dwellings around activity
centres and public open space.

Ensuring streets and houses look onto public
open space and avoiding sides and rears of
lots along public open space boundaries.
Providing roads and streets along public open
space boundaries.

v Complies

Lots have been designed to front the
proposed road network where possible.

Clause 56.04-5
Common Area

= To identify common areas
and the purpose for which
the area is commonly heid.

To ensure the provision of
common area is appropriate

and that necessary
management arrangements
are in place.

To maintain direct public

access throughout  the
neighbourhood street
network.

Objectivels

Standard C11

An application to subdivide land that creates

common land must be accompanied by a plan

and a report identifying:

= The common area to be owned by the body
corporate, including any streets and open
space.

= The reasons why the area should be

commonly held.

Lots participating in the body corporate.

The proposed management arrangements

including maintenance standards for streets

and open spaces to be commonly held.

Standard/s

v Complies

This information has been provided with
the subdivision plans.

Currently common property is the
accessway, pedestrian paths, service
pillar/letterbox area, bin storage area, car
parking areas and the associated
landscaped pedestrian link, plus the
water tank area.

These common areas provide multiple
facilities for the residents of the
development, while being are easily
accessible and clearly delineated from
the individual lots.

Clause 56.05 — Urban Landscape

Decision Guidelines

Clause 56.051
Integrated Urban Landscape

= To provide attractive and
continuous landscaping in

Standard C12

An application that creates streets or public
open space should be accompanied by a
landscape design that should:

v Complies

The application does not create streets or
any open space, however a permit
condition_has been recommend for the
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sireets and public open
spaces that coniribute fo the
character and identity of new
neighbourhoods and urban
places or lo existing or

preferred nefghbourhood
character in existing urban
areas.

To incorporate natural and

cultural features in the
design of sireets and public
open space where
appropriate.

To protect and enhance
native habitat and
discourage the planting and
spread of noxious weeds.

To provide for integrated
waler management systems
and conlribute lo drinking
water conservation.

Implement any relevant streetscape,
landscape, urban design or native vegetation
precinct plan, strategy or policy for the area.
Create attractive landscapes that visually
emphasise streets and public open spaces.
Respond to site and context description for
the site and surrounding area.
Maintain  significant  vegetation
possible within an urban context.
Take account of the physical features of the
land including landform, soil and climate.
Protect and enhance significant natural and
cultural features.

Protect and link areas of significant local
habitat where appropriate.

Support integrated water management
systems with appropriate landscape design
techniques for managing urban run-off
including wetlands and other water sensitive
urban design features in streets and public
open space.

Promote use of drought tolerant and low
maintenance plants and avoid species likely
to spread into the surrounding environment.
Ensure landscaping supports surveillance
and provides shade in streets, parks and
public open space.

Develop appropriate landscapes for public
open space including areas for passive and
active recreation, the exercising of pets,
playgrounds and shaded areas.

Provide for walking and cycling networks that
link with community facilities.

Provide appropriate pathways, sighage,
fencing, public lighting and street furniture.
Create low maintenance, durable landscapes
that are capable of a long life.

The landscape desigh must include a
maintenance plan that sets out maintenance
responsibilities, requirements and costs.

where

road reservelverge upgrade along Grano
Street and Burn Street.

As such, this information will be detailed in
the Road Reserve Upgrade Master Plan
which has been requested to be
implemented as a condition on the permit.

Clause 56.05-2
Public Open Space Provision

To provide a network of
quality, weli-distributed,
mufti-functional and cost-
effective public open space
that includes local parks,
active open space, linear
parks and trails and links to
regional open space.

To provide a network of
public open space that caters
for a broad range of users.
To encourage healthy and
active communities.

= 7o provide adequate
unencumbered  land  for
public open space and
inlegrate _any encumbered

Standard C13

The provision of public open space should:

= Implement any relevant open space plan,
strategy or policy for the area.

Provide a network of well-distributed
neighbourhood public open space that
includes:

Local parks within 400m safe walking
distance of at least 95% of all dwellings
(where not designed to include active open
space, local parks should be generally 1
hectare in area and suitably dimensioned and
designed to provide for their intended use and
to allow easy adaptation in response to
changing community preferences);
Additional small local parks or public squares
in activity centres and higher density
residential areas;

N/A

No public open space is proposed on the
site.

137-139 Grano Street Ararat — Jan 2022

Ararat Rural City

3888



11 JANUARY 2022
COUNCIL MEETING MINUTES

CLAUSE 56 ASSESSMENT

Ararat Rural City

land with the open space
network.

To ensure land provided for
public open space can be
managed in an
environmentally sustainable
way and contributes to the
development of sustainable
neighbourhoods.

Objectivels

= Active open space of at least 8 hectares in
area within 1km of 95% of all dwellings, that
is;
Suitably dimensioned and designed to
provide for the intended use, buffer areas
around sporting fields and passive open
space
Sufficient to incorporate two football/cricket
ovals
Appropriate for the intended use in terms of
quality and orientation
Located on flat land (which can be cost
effectively graded) Located with access to, or
making provision for, a recycled or
sustainable water supply
Adjoin schools and other community facilities
where practical
Designed to achieve sharing of space
between sports
Linear parks and ftrails along waterways,
vegetation corridors and road reserves within
1 kilometre of 95 percent of all dwellings.
Public open space should:
= Be provided along foreshores, streams and
permanent water bodies.
Be linked to existing or proposed future public
open spaces where appropriate.
Be integrated with floodways and
encumbered land accessible for public
recreation.
Be suitable for the intended use.
Be of an area and dimension to allow easy
adaptation to different uses in response to
changing community active and passive
recreational preferences.
Maximise passive surveillance.
Be integrated with urban water management
systems, waterways and other water bodies.
Incorporate natural and cultural features
where appropriate.

Clause 56.06 — Access and Mobility Management

Standard/s

Decision Guidelines

Clause 56.06-1
Integrated Mobility

= To achieve an urban
structure where compact and
walkable  neighbourhoods
are clustered to support
larger activity centres on the
Principal Public Transport
Network in Metropolitan
Melbourne and on the
regional  public  transport
network outside Metropolitan

Melbourne.
= To provide for walking
(including  persons  with

impaired mobility), cycling,
public fransport and other

Standard C14

An application for a subdivision must include a
plan of the layout of the neighbourhood that
meets the objectives of:

= Clause 56.06-2 Walking and cycling network.
= Clause 56.06-3 Public transport network.

= Clause 56.06-4 Neighbourhood street
network.

N/A

Pursuant to 32.08-3, Clause 56.06-1 does
not apply for subdivision applications of
16-59 lots.
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motor vehicles in an
integrated manner.

To contribute to reduced car
dependence, improved
energy efficiency, improved
transport efficiency, reduced
greenhouse gas emissions
and reduced air pollution.

Clause 56.06-2
Walking and Cycling
Network

= To contribute to community
health and well being by
encouraging walking and
cycling as part of the daily
lives of residents, employees
and visflors.
To provide safe and direct
movement  through and
between neighbourhoods by
pedesirians and cyclists.
= To reduce car  use,
greenhouse gas emissions
and air pollution.

Standard C15

The walking and cycling network should be
designed to:

= |mplement any relevant regional and local
walking and cycling strategy, plan or policy for
the area.

Link to existing pedestrian and cycling
networks.

Provide safe walkable distances to activity
centres, community facilities, public transport
stops and public open spaces.

Provide interconnected and continuous
network of safe, efficient and convenient
footpaths, shared paths, cycle paths and
cycle lanes based primarily on the network of
arterial roads, neighbourhood streets and
regionhal public open spaces.

Provide direct cycling routes for regional
journeys to major activity centres, community
facilities, public transport and other regional
activities and for regional recreational cycling.
Ensure safe street and road crossings
including the provision of traffic controls
where required.

Provide an appropriate level of priority for
pedestrians and cyclists.

Have natural surveillance along streets and
from abutting dwellings and be designed for
personal safety and security particularly at
night.

Be accessible to people with disabilities.

v Complies

No cycling links are provided with the
application, although pedestrian links
have been provided within the subdivision
design resulting in good permeability
within and around the development.

Clause 56.06-3
Public Transport Network

= To provide an arterial road
and neighbourhood street
network that supports a
direct, efficient and safe
public transport system.

» To encourage maximum use
of public transport.

Standard C16

The public transport network should be
designed to:

= Implement any relevant public transport
strategy, plan or policy for the area.

Connect new public transport routes to
existing and proposed routes to the
satisfaction of the relevant public transport
authority.

Provide for public transport links between
activity centres and other locations that
attract people using the Principal Public
Transport Network in Metropolitan Melbourne
and the regional public transport network
outside Metropolitan Melbourne.

Locate regional bus routes principally on
arterial roads and locate local bus services
principally on connector streets to provide
safe and direct movement between activity
centres  without  complicated  turning
manoeuvres; direct travel between

NiA

Pursuant to 32.08-3, Clause 56.06-3 does
not apply for subdivision applications of
16-59 lots.
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neighbourhoods and neighbourhood activity
centres; and, a short and safe walk to a public
transport stop from most dwellings.

Clause 56.064

Neighbourhood Street
Network

To provide for direct, safe and
easy movement through and
between neighbourhoods for
pedestrians, cyclists, public
transport and other motor

vehicles using the
neighbourhood Street
network.

Standard C17

The neighbourhood street network must:

= Take account of the existing mobility network
of arterial roads, neighbourhood streets,
cycle paths, cycle paths, footpaths and public
transport routes.

Provide clear physical distinctions between
arterial roads and neighbourhood street
types.

Comply with the Roads Corporation’s arterial
road access management policies.

Provide an appropriate speed environment
and movement priority for the safe and easy
movement of pedestrians and cyclists and for
accessing public transport.

Provide safe and efficient access to activity
centres for commercial and freight vehicles.
Provide safe and efficient access to all lots for
service and emergency vehicles.

Provide safe movement for all vehicles.
Incorporate any necessary traffic control
measures and traffic management
infrastructure.

The neighbourhood street network should be
designed to:

= |mplement any relevant transport strategy,
plan or policy for the area set out in this
scheme.

Include arterial roads at intervals of
approximately 1.6 kilometres that have
adequate reservation widths to
accommodate long term movement demand.
Include connector streets approximately
halfway between arterial roads and provide
adequate reservation widths to
accommodate long term movement demand.
Ensure connector streets align between
neighbourhoods for direct and efficient
movement of pedestrians, cyclists, public
transport and other motor vehicles.

Provide an interconnected and continuous
network of streets within and between
neighbourhoods for use by pedestrians,
cyclists, public transport and other vehicles.

Provide an appropriate level of local traffic
dispersal.

Indicate the appropriate street type.

Provide a speed environment that is
appropriate to the street type.

Provide a street environment that
appropriately manages movement demand
(volume, type and mix of pedestrians,
cyclists, public transport and other motor
vehicles).

Encourage appropriate and safe pedestrian,
cyclist and driver behaviour.

N/A

No street network is proposed on the site.

137-139 Grano Street Ararat — Jan 2022

Ararat Rural City

3891



11 JANUARY 2022
COUNCIL MEETING MINUTES

CLAUSE 56 ASSESSMENT

Ararat Rural City

= Provide safe sharing of access lanes and
access places by pedestrians, cyclists and
vehicles.

Minimise the provision of cul-de-sac.

Provide for service and emergency vehicles
to safely turn at the end of a dead-end street.
Facilitate solar orientation of lots.

Facilitate the provision of the walking and
cycling network, integrated water
management systems, utilities and planting
of trees.

Contribute to the area’s character and
identity.

Take account of any identified significant
features.

Clause 56.08-5
Walking and Cycling
Network Detail

= To design and construct
footpaths, shared path and
cycle paith networks that are
safe, comfortable, well-
construcied and accessible
for people with disabilities.
To design footpaths to
accommedate wheelchairs,
prams, scoofers and other
footpath bound vehicles.

Standard C18

Footpaths, shared paths, cycle paths and cycle
lanes should be designed to:

= Be part of a comprehensive design of the
road or street reservation.

Be continuous and connect.

Provide for public transport stops, street
crossings for pedestrians and cyclists and
kerb crossovers for access to lots.
Accommodate projected user volumes and
mix.

Meet the requirements of Table C1.

Provide pavement edge, kerb, channel and
crossover details that support safe travel for
pedestrians, footpath bound vehicles and
cyclists, perform required drainage functions
and are structurally sound.

Provide appropriate signage.

Be constructed to allow access to lots without
damage to the footpath or shared path
surfaces.

Be constructed with a durable, non-skid
surface.

Be of quality and durability to ensure:

Safe passage for pedestrians, cyclists,
footpath bound vehicles and vehicles.
Discharge of urban run-off.

Preservation of all-weather access.
Maintenance of a reasonable, comfortable
riding quality.

A minimum 20 year life span.

Be accessible to people with disabilities and
include tactile ground surface indicators,
audible signals and kerb ramps required for
the movement of people with disabilities.

v Complies

The application included the provision of
an upgrade to the road reserve/verge of
Grano and Burn Street. This updated will
include car parking, landscaping, kerb or
channel and pedestrian paths to assist in
access for those residents with limited
mobility.

Clause 56.06-6

Public Transport Network
Detail

= To provide for the safe
efficient operation of public
transport and the comfort
and convenience of public
transport users.

Standard C19

Bus priority measures must be provided along
arterial roads forming part of the existing or
proposed Principal Public Transport Network in
Metropolitan Melbourne to the requirements of
the relevant road authority.

Road alignment and geometry along bus routes
should provide for the efficient, unimpeded

v Complies

The proposal is consistent with this
standard and the subdivision has been
designed to take into consideration the
current public transport connection along
Grano Street.
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= To provide public transport
stops that are accessible to
people with disabilities.

movement of buses and the safety and comfort
of passengers.

The design of public transport stops should not
impede the movement of pedestrians.

Bus and tram stops should have:

= Surveillance from streets and adjacent roads.
= Safe street crossing conditions.

= Safe pedestrian crossings on arterial roads
and at schools including the provision of
traffic controls as required by the roads
authority.

Continuous hard pavement from the footpath
to the kerb.

Sufficient lighting and paved, sheltered
waiting areas for forecast user volume at
neighbourhood centres, schools and other
locations with expected high patronage.

= Appropriate sighage.

Public transport stops and associated waiting
areas should be accessible to people with
disabilities and include tactile ground surface
indicators, audible signals and kerb ramps.

Clause 56.06-7
Neighbourhood Street
Network Detail

= To design and construct
street  carrfageways and
verges so that the street
geometry and ftraffic speeds
provide an accessible and
safe neighbourhood street
system for all users.

Standard C20

The design of streets and roads should:

= Meet the requirements of Table C1. Where
the widths of access lanes, access places,
and access streets do not comply with those
requirements  the requirements of the
relevant fire authority and roads authority
must be met. Where the widths of connector
streets do not comply the requirements of the
relevant public transport authority must be
met.

Provide street blocks that are generally
between 120m and 240m in length and
generally between 60m to 120m in width to
facilitate pedestrian movement and control
traffic speed.

Have verges of sufficient width to
accommodate footpaths, street tree planting,
lighting, utility needs etc.

Have street geometry appropriate to the
street type and function, the physical land
characteristics and achieve a safe
environment for all users.

Provide a low speed environment while
allowing road users to proceed without
unreasonable inconvenience or delay.
Provide a safe environment for all street
users applying speed controls where
appropriate.

Ensure intersection layouts clearly indicate
the travel path and priority of movement for
pedestrians, cyclists and vehicles.

Provide a minimum 5m x 5m corner splay at
junctions with arterial roads and 3m x 3m
splay at other junctions unless a variation
achieves safe sight lines across corners.
Ensure streets are of sufficient strength to
enable the carriage of vehicles and to avoid
damage by construction vehicles and
equipment.

N/A

No street network is proposed on the site.
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= Ensure street pavements are of sufficient
quality and durability for the safe passage of
pedestrians, cyclists and vehicles; discharge
of urban run-off, and, preservation of all-
weather access and maintenance of a
reasohable, comfortable riding quality.
Ensure carriageways of planned arterial
roads are designed to the requirements of the
relevant road authority.

Ensure carriageways of neighbourhood
streets are designed for a minimum 20-year
life span.

Provide pavement edges, kerbs, channel and
crossover details designed to perform the

required integrated water management
functions, delineate the edge of the
carriageway, provide efficient and

comfortable access to abutting lots at
appropriate locations and contribute to street
design.

Provide for safe and efficient collection of
waste and recycling materials from lots.

Be accessible to people with disabilities.

A street detail plan should be prepared that
shows, as appropriate:

= The street hierarchy and typical cross-
sections for all street types.

Location of carriageway pavement, parking,
bus stops, kerbs, crossovers, footpaths,
tactile surface indicators, cycle paths and
speed control and traffic management
devices.

Water sensitive urban design features.
Location and species of proposed street trees
and other vegetation.

Location of existing vegetation to be retained
and proposed treatment to ensure its health.
Any relevant details for the desigh and
location of street furniture, lighting, seats, bus
stops, telephone boxes and mailboxes.

Clause 56.06-8
Lot Access

= To provide for safe vehicle
access between roads and
Jots.

Standard C21

Vehicle access to lots abutting arterial roads
should be provided from service roads, side or
rear access lanes, access places or access
streets where appropriate and in accordance
with the access management requirements of
the relevant road’s authority.

Vehicle access to lots of 300m? or less in area
and lots with a frontage of 7.5m or less should
be provided via rear or side access lanes,
places or streets.

The design and construction of a crossover
should meet the requirements of the relevant
road authority.

N/A

There are no arterial
proximity of the site.

roads in close
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Objectivel/s

Standard/s
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Decision Guidelines

Clause 56.07-1
Drinking Water Supply

= Toreduce the use of drinking
water.

= To provide an adequate
cost-effective  supply  of
drinking water.

Standard C22

The supply of drinking water must be:

= Designed and constructed in accordance with
the requirements and to the satisfaction of the
relevant water authority.

= Provided to the boundary of all lots in the
subdivision to the satisfaction of the relevant
water authority.

v Complies

The subdivision will be engineered to meet
the requirements of the relevant water
authority as per their conditions.

Clause 56.07-2
Reused and Recycled Water

= TJo provide for the
substitution of drinking wafer
for non-drinking purposes
with reused and recycled
water.

Standard C23

Reused and recycled water supply systems
must be:

= Designed, constructed and managed in
accordance with the requirements and to the
satisfaction of the relevant water authority,
Environment  Protection  Authority and
Department of Human Services.

Provided to the boundary of all lots in the
subdivision where required by the relevant
water authority.

v Complies

Water tanks have been provided on site to
allow for the maintenance of landscaping.

Clause 56.07-3
Waste Water Management

= To provide a waste wafer
system that is adequate for
the maintenance of public
health and the management

of effluent in an
environmentally friendly
manner.

Standard C24

Waste water systems must he;

= Designed, constructed and managed in
accordance with the requirements and to the
satisfaction of the relevant water authority
and the Environment Protection Authority.

= Consistent with any relevant approved
domestic waste water management plan.

Reticulated waste water systems must be

provided to the boundary of all lots in the

subdivision where required by the relevant

water authority.

v Complies

The subdivision will be engineered to meet
the requirements of the relevant water
authority as per their conditions.

Clause 56.074
Stormwater Management

= To minimise damage fo
properties and
inconvenience to residents
from urban run-off.

To ensure that the street
operafes adequately during
major storm evenis and
provides for public safety.

To minimise increases in
stormwater  run-off  and
profect the environmental
values and physical
characieristics of receiving
waters from degradation by
urban run-off.

To encourage stormwater
management that maximises
the retention and reuse of
stormwaler.

Standard C25

The urban stormwater management system
must be:

= Designed and managed in accordance with
the requirements and to the satisfaction of the
relevant drainage authority.

Designed and managed in accordance with
the requirements and to the satisfaction of the
water authority where reuse of stormwater is
proposed.

Designed to meet the current best practice
performance objectives for stormwater
quality as contained in the Urban Stormwater
- Best Practice Environmental Management
Guidelines (Victorian Stormwater Committee,
1999).

Designed to ensure that flows downstream of
the subdivision site are restricted to pre-
development levels unless increased flows
are approved by the relevant drainage

v Complies

Stormwater and drainage will be designed
and constructed to the satisfaction of the
responsible authority and servicing
authorities’ requirements.
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= TJo encourage sformwater
management that
contributes to cooling, local
habitat improvements and
provision of attractive and
enjoyable spaces.

authority and there are no detrimental
downstream impacts.
= Designed to contribute to cooling, improving
local habitat and providing attractive and
enjoyable spaces.
The stormwater management system should be
integrated into the overall development
including the street and public open space
networks and landscape design.

For all storm events up to and including the

20% Average Exceedence Probability (AEP)

standard:

= Stormwater flows should be contained within
the drainage system to the requirements of
the relevant authority.

= Ponding on roads should not occur for longer
than 1 hour after the cessation of rainfall.

For storm events greater than 20% AEP and up
to and including 1% AEP standard:

= Provision must be made for the safe and
effective passage of stormwater flows.

All new lots should be free from inundation or
to a lesser standard of flood protection where
agreed by the relevant floodplain
management authority.

Ensure that streets, footpaths and cycle paths
that are subject to flooding meet the safety
criteria daVave< 0.35 m2 /s (where, da=
average depth in metres and Vave= average
velocity in metres per second).

The design of the local drainage network
should:

= Ensure stormwater is retarded to a standard
required by the responsible drainage
authority.

Ensure every lot is provided with drainage to
a standard acceptable to the relevant
drainage authority. Wherever possible,
stormwater should be directed to the front of
the lot and discharged into the street drainage
system or legal point of discharge.

Ensure that inlet and outlet structures take
into account the effects of obstructions and
debris build up. Any surcharge drainage pit
should discharge into an overland flow in a
safe and predetermined manner.

Include water sensitive urban design features
to manage stormwater in streets and public
open space. Where such features are
provided, an application must describe
maintenance responsibilities, requirements
and costs.

Any flood mitigation works must be designed
and constructed in accordance with the
requirements of the relevant floodplain
management authority The design of the local
drainage network should:
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Objectivel/s

Standard/s

Ararat Rural City

Decision Guidelines

Clause 56.08-1
Site Management

= Jo protect drainage
infrastructure and receiving
waters from sedimentation
and contamination.

To protect the site and
surrotnding area from
environmental  degradation
or nuisance prior to and
during construction of
subdivision works.

To encourage the re-use of
materials from the site and
recycled materials in the
construction of subdivisions
where practicable.

Objectivels

Standard C26

A subdivision application must describe howthe
site will be managed prior to and during the
construction period and may set out
requirements for managing:

Erosion and sediment.

Dust.

= Run-off.

= Litter, concrete and other construction
wastes.

Chemical contamination.

Vegetation and natural features planned for
retention.

Recycled material should be used for the
construction of streets, shared paths and other
infrastructure where practicable.

Standard/s

v Complies

Permit conditions have

been

recommended to ensure the correct

management of the site
construction.

Decision Guidelines

during

Clause 56.09 —Utilities

Clause 56.09-1
Shared Trenching

= Jo maximise the
opportunities  for shared
trenching.

= To minimise constraints on
landscaping within  street
reserves.

Standard C27

Reticulated services for water, gas, electricity
and telecommunications should be provided in
shared trenching to minimise construction costs
and land allocation for underground services.

v Complies

The subdivision will be constructed to
meet the requirements of the relevant

water, gas, electricity
telecommunications authorities.

and

Conditions from serving authorities have
been recommended for the planning

permit.

Clause 56.09-2

Electricity, Gas and
Telecommunications

= To provide public utitities to
each lot in a timely, efficient
and cost effective manner.
To reduce greenhouse gas
emissfons by supporting
generation and use of
electricity from renewable
sources.

Standard C28

The electricity supply system must be designed
in accordance with the requirements of the
relevant electricity supply agency and be
provided to the boundary of all lots.
Arrangements that support the generation or
use of renewable energy are encouraged.

The telecommunication system must be
designed in accordance with the requirements
of the relevant telecommunications servicing
agency and should be consistent with any
approved strategy, policy or plan for the
provision of advance telecommunications
infrastructure. This must be provided to the
boundary of all lots.

Where available, the reticulated gas supply
system must be designed in accordance with
the requirements of the relevant gas supply
agency and be provided to the boundary of all
lots.

v Complies

The subdivision will be engineered to meet
the requirements of the relevant electricity
and gas providers as per their conditions.
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Clause 56.09-3
Fire Hydrants

= To provide fire hydrants and
fire plugs in positions that
enable fire fighters to access
water safely, effectively and
efficiently.

Standard C29

Fire hydrants should be provided a minimum
distance of 120m from the rear of each lot and
no more than 200m apart.

Hydrants and plugs must be compatible with the
relevant fire service equipment.

Where the provision of fire hydrants and fire
plugs does not comply with these requirements,
fire hydrants must be provided to the
satisfaction of the relevant fire authority.

¥ Complies

CFA conditions which have been
recommended on the permit discuss the
requirements of hydrants prior to the
issuing of a statement of compliance.

Clause 56.094
Public Lighting

= To provide public fighting to
ensure the safety of
pedestrians, cyclists and
vehicles.

To provide pedestrians with
a sense of personal safety at
hight.

To contribute to reducing
greenhouse gas emissions
and to saving energy.

Standard C30

Public lighting should be provided to streets,
footpaths, public telephones, public transport
stops and to major pedestrian and cycle paths
including public open spaces likely to be well
used at hight to assist in providing safe passage
for pedestrians, cyclists and vehicles.

Public lighting should be desighed in
accordance with the relevant Australian
Standards.

Public lighting should be consistent with any
strategy, policy or plan for the use of renewable
energy and energy efficient fittings.

v Complies

Public lighting will be installed along the
streets, with desighs to meet Councils
standard specifications.
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