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STRATHBOGIE SHIRE COUNCIL

Notice is hereby given that a Meeting of the Strathbogie Shire Council will be held on
Tuesday 15 March 2022, at the Euroa Community Conference Centre, commencing at
6.00 p.m.

Chair: Paul Murray (Deputy Mayor) (Hughes Creek Ward)

Councillors: David Andrews (Lake Nagambie Ward)
Reg Dickinson (Lake Nagambie Ward)
Sally Hayes-Burke (Seven Creeks Ward)
Kristy Hourigan (Seven Creeks Ward)
Chris Raeburn (Honeysuckle Creek Ward)

Municipal Monitor: Janet Dore

Officers: Julie Salomon Chief Executive Officer (CEO)
David Roff Director, Corporate Operations (DCO)
Amanda Tingay Director, Community and Planning (DCP)
Dawn Bray Director, People and Performance (DPP)
Kristin Favaloro Executive Manager, Communications and
Engagement (EMCE)
Braydon Aitken Manager, Planning and Investment (MPI)

The gallery will be open to the public, however, members of the public who wish to attend
must be fully vaccinated and will be required to provide / show their proof of vaccination
status.

Community members are also encouraged to watch the livestreaming of the meeting online
at www.strathbogie.vic.gov.au

Questions for the Ordinary Council Meeting must be submitted by 12 noon on Tuesday
15 March 2022 by emailing info@strathbogie.vic.gov.au, Questions will be read out by
the Mayor during the Public Question Time component of the meeting and responded to
in the usual way by Councillors and/or Officers.



http://www.strathbogie.vic.gov.au/
mailto:info@strathbogie.vic.gov.au
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1.

10.

11.

12.

13.

Welcome

Acknowledgement of Traditional Land Owners
We acknowledge the Traditional Custodians of the places we live, work and play.

We recognise and respect the enduring relationship they have with their lands and
waters, and we pay respects to the Elders past, present and emerging.

Today we are meeting on the lands of the Taungurung peoples of the Eastern Kulin
nation, whose sovereignty here has never been ceded.

Apologies / Leave of Absence
Councillor Laura Binks (Mayor) (Mount Wombat Ward)
Disclosure of Conflicts of Interest

Confirmation of Minutes of Previous Meetings

RECOMMENDATION

That the Minutes of the Council meeting held on Tuesday 15 February 2022
be confirmed.

Petitions
Reports of Mayor and Councillors and Delegates
Public Question Time

Public Question Time will be conducted as per Rule 31 of Strathbogie Shire
C o u n cGovemance Rules. A copy of the required form for completion and
lodgment, and associated Procedural Guidelines, are attached for information.

As the questions are a permanent public record and to meet the requirements of
the Privacy and Data Protection Act 2014, only the initials of the person asking the
question will be used together with a Council reference number.

Officer Reports

9.1 Strategic and Statutory

9.2 Community

9.3 Infrastructure

9.4 Corporate

9.5 Governance and Customer Service
9.6 Executive

Notices of Motion
Notices of Rescission
Urgent Business

Confidential Business
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Amanda Tingay
ACTING CHIEF EXECUTIVE OFFICER

11 March 2022

Council does not generally permit individuals to make audio recordings of meetings.
Individuals are required to make a written request addressed to the Council (Director,
Corporate Operations) should they seek to obtain permission to do so.

NEXT MEETING

The next monthly Meeting of the Strathbogie Shire Council is scheduled to be held on
Tuesday 19 April 2022, commencing at 6.00 p.m.

It is intended that this meeting be held at the Euroa Community Conference Centre,
however, it should be noted that if coronavirus restrictions are in force, the meeting will be
held virtually.
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; Council Ref. ... [2022

. Public Question Time Form
Strit'?;l’go i Ordinary Council Meeting

Strathbogie Shire Council has allocated a time for the public to ask questions in the business of an
Ordinary Meeting of the Council.

How to ask a question:

Questions submitted to Council must be:

€) in writing, state the name, address and telephone number of the person submitting the
question and generally be on this form, approved by Council; and

(b) submitted to Council in person or electronically.

The Chair may refrain from reading a question or having a question read if the person who submitted
the question is not present in the gallery at the time when the question is due to be read. Please
refer to the back of this form for procedural guidelines.

Question/s: (please print clearly with a maximum of 25 words)

F o [0 LT PP PPUURUPRRR
TelepPhonNe NUMDEL: ... et e e e e e e e s e e s e e e bbbt rar e e e reaaaaaeaeeeenean
Signature: (signature not required if submitted by email) ...

Date of Ordinary COUNCIl MEELING: ....ciiiiiiiiiiiie et

Privacy Declaration: Personal information is collected on this form to allow Council to undertake
folowup / response and to confirm identity for [future
intialsonl vy, together with a question reference number,

Mi nutes are a public document which wil/ be pgublis

public scrutiny at any time. Other personal details included on this form will not be included in the
Minutes and will be kept for Council reference only, unless disclosure is required for law enforcement
purposes or under any other statutory requirement
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Public Question Time i _as per Rule 31 of the Strathbogie Shire Council Governance

Rules

31. QUESTION TIME

31.1

31.2

31.3
314

31.5
31.6

31.7

31.8

31.9

31.10

31.11
31.12

31.13

31.14

There must be a public question time at every Council meeting fixed under Rule 19 to

enable members of the public to submit questions to Council.

Sub-Rule 31.1 does not apply during any:

31.2.1 period when a meeting is closed to members of the public in accordance with
section 66(2) of the Act; or

31.2.2 election period.

Public question time will not exceed 30 minutes in duration.

Questions submitted to Council must meet all of the following:

€) be in writing and state the name and address of the person submitting the
question;

(b) be generally be in a form approved or permitted by Council; and

(©) be lodged either by delivery to Council's main office, or electronically at the

prescribed email address prior to 12 noon on the day of the Council meeting.
No person may submit more than two questions at any one meeting.
If a person has submitted two questions to a meeting, the second question may:
31.6.1 at the discretion of the Chair, be deferred until all other persons who have
asked a question have had their questions asked and answered; or
31.6.2 not be asked if the time allotted for public question time has expired and Council
has not resolved to extend the time allocated for public questions.
If the person who has submitted the question is not present at the meeting the Chair, or a
member of Council staff nominated by the Chair, will read out the question on the person's
behalf if the person has elected not to participate in the meeting either by way of the live
streaming software or by teleconference.
A question may be disallowed by the Chair if the Chair determines that it:

(a) relates to a matter outside the duties, functions and powers of Council;

(b) Is defamatory, indecent, abusive, offensive, irrelevant, trivial or objectionable
in language or substance;

(© deals with a subject matter already answered;

(d) is aimed at embarrassing a Councillor or a member of Council staff;

(e) relates to personnel matters;

) relates to the personal hardship of any resident or ratepayer;

(9) relates to industrial matters;

(h) relates to contractual matters;

0] relates to proposed developments;

0] relates to legal advice;

(k) relates to matters affecting the security of Council property; or

0] relates to any other matter which Council considers would prejudice Council or
any person.

Any guestion which has been disallowed by the Chair must be made available to any other
Councillor upon request.

All questions and answers must be as brief as possible, and no discussion may be allowed
other than by Councillors for the purposes of clarification.

Like questions may be grouped together and a single answer provided.

The Chair may nominate a Councillor or the Chief Executive Officer to respond to a
question.

A Councillor or the Chief Executive Officer may require a question to be put on notice. If a
question is put on notice, a written copy of the answer will be sent to the person who asked
the question within five (5) working days and the answer included in the following Council
meeting's agenda.

A Councillor or the Chief Executive Officer may advise Council that it is his or her opinion
that the reply to a question should be given in a meeting closed to members of the public.
The Councillor or Chief Executive Officer (as the case may be) must state briefly the reason
why the reply should be so given and, unless Council resolves to the contrary, the reply to
such guestion must be so given.
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REPORTS INDEX

Page No.

9. OFFICER REPORTS

9.1 Strategic and Statutory Planning

9.1.1  Planning Permit Application No. P2020-163 - A Staged Multi Lot 1
Residential Subdivision, access to the Principal Road Network
(TRZ2) and Removal of Native Vegetation ~ 45-85 Boundary
Road South, Euroa VIC 3666

9.1.2  Planning Permit Application No. P2021-126 - Native Vegetation 69
Removal ~ Junction of Harrys Creek Road and Bonnie Doon
Road, Marraweeny VIC 3669

9.1.3  Planning Permit Application No. P2021-165 - Six Lot Subdivision ~ 93
280-282 High Street, Nagambie VIC 3608

9.1.4 | Planning Permit Application No. P2021-080 - Use and 118
Development for a Dwelling and Shed ~ 340 Polly McQuinns
Road, Strathbogie VIC 3666

9.1.5 | Planning Permit Application No. P2021-153 - Two Lot Subdivision 141
adjacent to a road in a Transport Zone 2 ~ 43-45 Tarcombe Street,
Euroa VIC 3666

9.1.6  Planning Applications Received and Planning Applications 165
Determined
- 1to 28 February 2022

9.2 Community

9.2.1 Draft Streetscape Plans i Avenel, Euroa, Longwood, Strathbogie 174
and Violet Town

9.3 Infrastructure

9.3.1 Tender for Contract No. 21-22-32: Provision of Civil Works 309
Contractors i Panel of Suppliers

9.3.2 | Tender for Contract No. 21-22-34: Building Maintenance 1 Panel of 316
Suppliers

9.3.3  Tender for Contract No. 17/18-49 1 Provision of Arboriculture 323
Services (Panel of Suppliers) - Contract update

9.4 Corporate

9.4.1 | Strathbogie Shire Council Audit and Risk Committee 328
- Draft Minutes of Meeting held on Friday 10 December 2021

9.4.2 | Financial Report to 31 December 2021 352

9.4.3 | Instruments of Appointment and Authorisation Update 361
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9.5 Governance and Customer Service

9.5.1 | Local Government Culture Project Submission 372

9.5.3  Chief Executive Officer Performance Review 396

9.5.3 | Monthly Performance Report 402

9.6 Executive

10. NOTICES OF MOTION 421

11. NOTICES OF RESCISSION 421

12. URGENT BUSINESS 421

13. CONFIDENTIAL BUSINESS 421
CONFIDENTIAL APPENDICES 421

APPENDICES DEEMED CONFIDENTIAL IN ACCORDANCE
WITH SECTION 66(2)(A) AND PART 1, CLAUSE 3 OF THE LOCAL
GOVERNMENT ACT 2020

(g) private commercial information, being information provided by
a business, commercial or financial undertaking that -

(i) if released, would unreasonably expose the business,
commercial or financial undertaking to disadvantage

Appendix 1:  Tender for Contract No. 21-22-32: Provision of Civil
Works Contractors i Panel of Suppliers

Appendix 2: | Tender for Contract No. 21-22-34: Building
Maintenance i Panel of Suppliers

() personal information, being information which if released would
result in the unreasonable disclosure of information about any
person or their personal affairs

Appendix 3:  Chief Executive Officer Performance Review
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9. OFFICER REPORTS

9.1 STRATEGIC AND STATUTORY PLANNING

9.1.1 Planning Permit Application No. P2020-163 - A Staged Multi Lot Residential
Subdivision, access to the Principal Road Network (TRZ2) and Removal of
Native Vegetation ~ 45-85 Boundary Road South, Euroa VIC 3666

Author: Manager Planning and Investment
Responsible Director: Director Community and Planning

EXECUTIVE SUMMARY

1 The proposal is for a staged multi lot residential subdivision (48 lots) at (CA 6,
7 & 8 SEC 65 Parish of Euroa) 45-85 Boundary Road South, Euroa. Planning
approval is also required for the removal of native vegetation (8 trees) and
creation of vehicle access to a Transport Zone 2 i Principle Road Network
(Mansfield Road).

1 The application was advertised and 27 objections were received. Amendments
to the proposed plan of subdivision have been made to address some of the
objectorsé concerns. This has resulted i
withdrawn.

1 The application has not been assessed within the 60-day statutory timeframe
due objections being received.

1 The proposal meets the objectives of the Planning Policy Framework, Local
Planning Policy Framework and the relevant Zone and Overlay controls.

1 The subdivision layout has been designed to avoid native vegetation removal,
particularly within the road reserve frontage of the land along Boundary Road
South. While the existing large native trees on the land are to be retained, they
are deemed to be lost under the Native Vegetation Guidelines as they will be
contained within an urban environment.

T The I and is | ocated within the Euroads de
for residential development and is identified for infill residential development.

M Itis recommended that Council resolve to issue a Notice of Decision to Grant a
Permiti n accordance with the Officerodéds recom

RECOMMENDATION
That Council

1. Having caused notice of Planning Application No. P2020-163 to be
given under Section 52 of the Planning and Environment Act 1987 and
having considered all the matters required under Section 60 of the
Planning and Environment Act 1987 decides to issue a Notice of
Decision to Grant a Permit under the provisions of Clause 32.08-3,
44.04-3,52.17-1 & 52.29-2 of the Strathbogie Planning Scheme in
respect of the land known as CA 6, 7 & 8 SEC 65 Parish of Euroa 45-
85 Boundary Road South, Euroa, for a Staged multi lot residential
subdivision, access to the Principal Road Network TRZ2 and removal
of native vegetation in accordance with endorsed plans, subject to
the following conditions:
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9.1.1 Planning Permit Application No. P2020-163 - A Staged Multi Lot Residential

Subdivision, access to the Principal Road Network (TRZ2) and Removal of Native

Vegetation ~ 45-85 Boundary Road South, Euroa VIC 3666 (cont.)

Conditions:

Endorsed Plans

1. The subdivision must be carried out in accordance with the endorsed
plans and permit and must not be altered without the prior written
consent of the Responsible Authority.

Section 173 Agreement

2. Prior to the issue of a Statement of Compliance for Stage 1 of the
proposed subdivision a Section 173 Agreement must be entered in to
at no cost to Council, which ensures the following:

a)

b)

d)

f)

The on-site detention for stormwater for the future dwellings
will each be designed by a qualified drainage engineer and
must be approved by the Council prior to construction. A copy
of each of the approved plans will be held by Council for future
reference. Provision should be made for the use of tanks for
each dwelling to allow for the capture and re-use of stormwater
for garden, toilet and laundry purposes.

The stormwater system must incorporate principles of Water
Sensitive Urban design and be designed so that the rate of
storm water runoff from the development must not be more
than the rate of runoff from the site prior to the development,
all to the satisfaction of the Responsible Authority. The
drainage system must be designed in accordance with the
requirements of Cl a u s e-sitel Peterttibn
Sy st ems 0.-sité st@rage size for the development must
be in accordance with Table 13. The allowable discharge rate
to Council drains shall be the lesser of; a) that which is outlined
in Table 13 and b) the remaining capacity of the existing pipe
(clause 19.3.1 of the IDM).

A default allowable discharge rate of 25 I/s/ha may be used in
lieu of calculations to determine the remaining capacity of the
existing drainage network. www.designmanual.com.au

Each on-site detention stormwater system must be
constructed either prior to, or currently with, the construction
of any dwelling on the specified lots. Each on-site detention
stormwater system on the specified lots must be completed
prior to connection to Council's drainage system and be
constructed in accordance with the approved design plans.
The owner will maintain, and not modify without prior Council
written approval, each on-site detention system and will allow
each on-site stormwater detention system to be inspected by a
duly appointed officer of the Council at mutually agreed times.
The Owner will pay for all the costs associated with the
construction and maintenance of each on-site detention
system.

t

he


http://www.designmanual.com.au/
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9.1.1 Planning Permit Application No. P2020-163 - A Staged Multi Lot Residential

Subdivision, access to the Principal Road Network (TRZ2) and Removal of Native

Vegetation ~ 45-85 Boundary Road South, Euroa VIC 3666 (cont.)

The Section 173 Agreement must be
to the satisfaction of the Responsible Authority and must be recorded
on the folio of the Register to the subject land pursuant to Section 181
of the Planning and Environment Act 1987.

Engineering Plans, Reports and Requirements
3. Prior to the certification of the plan of subdivision for each stage of
the development, detailed construction plans must be submitted for
the approval of 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 plans must be generally in
accordance with the plans submitted with the application modified to
show: -
a) All bearings, distances, levels, street names, lot numbers, lot
sizes, reserves and easements.
b) Road Reserve, carriageway and verge widths.
c) Protection measures for existing native vegetation on site.
d) Provision of fire hydrants in accordance with CFA
requirements
e) Drainage design.
f) All infrastructure including drainage, concrete footpath, kerb
and channel, public lighting and utility services
g) The use of recycled materials wherever possible.
h) Vehicle crossing for each lot.
i) Street tree locations.
i) All surface details.
k) Proposed court bowls.
[) All relevant road sighage and line marking.
m) Speed limit signs as appropriate.
n) Other information relevant to the land such as dams, wells,
filled land, creeks and natural water courses etc.

4. Prior to the commencement of works for each stage of the
subdivision, including demolition and excavation, a Construction
Management Plan must be submitted to and endorsed by the
Responsible Authority. No works are permitted to occur until the Plan
has been endorsed by the Responsible Authority. Once endorsed, the
construction management plan will form part of the permit and must
be implemented to the satisfaction of the Responsible Authority. The
plan must provide details of the following:-

a) Hours for construction activity in accordance with any other
condition of this Permit;

b) Measures to control noise, dust, water and sediment laden
runoff;

c) Measures to inform adjacent residents of work schedules, etc.

d) Measures relating to removal of hazardous or dangerous
material from the site, where applicable.

prepar
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9.1.1 Planning Permit Application No. P2020-163 - A Staged Multi Lot Residential
Subdivision, access to the Principal Road Network (TRZ2) and Removal of Native
Vegetation ~ 45-85 Boundary Road South, Euroa VIC 3666 (cont.)

e) A plan showing the location of parking areas for construction
and sub-contractorsod6 vehicles on and sur
ensure that vehicles associated with construction activity cause
minimum disruption to surrounding premises. Any basement car
park on the land must be made available for use by sub-
constructors / tradespersons upon completion of such areas,
without delay;

f) A Traffic Management Plan showing truck routes to and from the
site;

g) Swept path analysis demonstrating the ability for trucks to enter
and exit the site in a safe manner for the largest anticipated truck
associated with the construction;

h) A plan showing the location and design of a vehicle wash-down
bay for construction vehicles on the site;

i) Measures to ensure that sub-contractors / tradespersons
operating on the site are aware of the contents of the
Construction Management Plan;

j) Contact details of key construction site staff;

k) A site plan showing the location of any site sheds, on-site
amenities, building waste storage and the like, noting that
Council does not support site sheds on Council road reserves;
and

[) Any other relevant matters.

5. Prior to the commencement of works for each stage of the
subdivision, a Site Environment Management Plan (SEMP), must be
submitted to and approved by the responsible authority and, where
relevant, other authorities. When approved, the plan will be endorsed
and form part of this planning permit.

6. Prior to the commencement of works for stage 1 of the subdivision, a
Traffic Management Strategy and investigation must be submitted as
per Clause 9 of the IDM via a qualified engineer, unless otherwise
agreed to in writing. The strategy, including the traffic impact
assessment report and professional recommendations will be
considered as part of the design.

7. The final design parameters for the roadways and pathways must be
based on Council s I nfrastructure Desig
from time to time, all to the satisfaction of the Responsible Authority.
All works shall conform to plans and specifications prepared by a

qualified engineer a't Owner 0s expense and appr
Responsible authority. A list of specific details and requirements are
as follows: -

(a) Pram crossings must be provided at all intersections to the
satisfaction of the responsible authority.

(b) Include in the design plans recommendations resulting from
any required Traffic Impact Assessment.
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9.1.1 Planning Permit Application No. P2020-163 - A Staged Multi Lot Residential
Subdivision, access to the Principal Road Network (TRZ2) and Removal of Native
Vegetation ~ 45-85 Boundary Road South, Euroa VIC 3666 (cont.)

(c) Provide temporary turnaround areas for roads terminated at
stage boundaries. The size must be sufficient to turn service
and emergency vehicles around without reversing. A
minimum of 250mm depth of approved crushed rock
material is required.

(d) A pavement design must be submitted for the entire road
network by a suitably qualified engineer in accordance with
clause 12.7 of the IDM. Irrespective of such desigh a
minimum pavement depth of 250mm must be provided in an
approved material. Council requires that the pavement
wearing course be in accordance with Clause 12.7.16.

(e) Design of roads and footpath must be accessible to people
with disabilities and include tactile ground surface
indicators, and kerb ramps required for the safe movement
of people with disabilities as per relevant Australian
Standards.

(f) The Vehicle crossings to the subject allotments from the
road must be constructed at a location and of a size and
standard satisfactory to the Responsible Authority.

(9) Subsoil drainage installed for all kerb and channel.

8. Prior to the certification of the plan of subdivision for stage 1, a
Stormwater Impact Assessment Report [SIAR] and/ or Stormwater
Management Assessment Report [SMAR] must be submitted to and
approved by the responsible authority. This report must be prepared
by a suitably qualified person and be in accordance with the
requirements of clause 11 of the Infrastructure Design Manual.

9. Prior to the certification of the plan of subdivision for stage 1 of the
development a detailed design of the proposed wetland drainage
treatment, and retention system must be submitted to and approved
by the responsible authority.

Before the certification of the plan of subdivision for each stage, a

drainage plan with computations prepared by a suitably qualified

person 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 and a

minimum of two copies (or as specified) must be provided. The plans

mu s t be in accordance with Council ds 1In
and include:

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

b) computations including total energy line and hydraulic grade
line for the existing and proposed drainage as directed by
Responsible Authority.
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9.1.1 Planning Permit Application No. P2020-163 - A Staged Multi Lot Residential

Subdivision, access to the Principal Road Network (TRZ2) and Removal of Native

Vegetation ~ 45-85 Boundary Road South, Euroa VIC 3666 (cont.)

10

11.

c) overland flow paths including proposed developed site levels
verses existing site levels of surrounding land to ensure that
any major difference in height can be accommodated at the
boundary and that there will be no negative impact on the
neighbouring property

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

e) measures to enhance stormwater discharge quality from the
site and protect downstream waterways Including the expected
discharge quality emanating from the development (output
from MUSIC or similar) and design calculation summaries of
the treatment elements;

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

g) the details of the incorporation of water sensitive urban design
in accordance with clause 20.3.1 of the Infrastructure Design
Manual.

h) maintenance schedules for treatment elements.

Before the issue of statement of compliance for each stage, the works
relevant to each stage as shown on the endorsed drainage plan must
be completed to the satisfaction of the responsible authority

.Prior to the commencement of works for each stage of the

subdivision, the owner or developer must submit to the Responsible
Authority a written report and photos of any prior damage to public
infrastructure. Listed in the report must be the condition of kerb &
channel, footpath, seal, street lights, signs and other public
infrastructure fronting the property and abutting at least two
properties either side of the development. Unless identified with the
written report, any damage to infrastructure post construction will be
attributed to the development. The owner or developer of the subject
land must pay for any damage caused to the Councils assets/Public
infrastructure caused as aresult of the development or use permitted
by this permit.

The earthworks and lot filling must be as per the guidelines specified

in Councildéds I nfrastructure Design

Responsible Authority.

Landscaping

12

. Prior to the commencement of works for Stage 1 of the subdivision

a detailed landscape plan for the whole of the site must be
prepared. The detailed landscape plan must be to the satisfaction
of the responsible authority and must be submitted and assessed
against the construction plans by the responsible authority. When
approved, the landscape plan will be endorsed and will then form
part of the permit. The landscape plan must be drawn to scale
with dimensions must be provided. The landscape plan must show:

Ma n u
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9.1.1 Planning Permit Application No. P2020-163 - A Staged Multi Lot Residential

Subdivision, access to the Principal Road Network (TRZ2) and Removal of Native

Vegetation ~ 45-85 Boundary Road South, Euroa VIC 3666 (cont.)

13.

14.

a) Landscaping of the retardation basin and its surrounds and
other proposed public land within the subdivision.

b) Additional planting within the Boundary Road South road
reserve frontage of the land.

c) Details of the boundary fencing for the lots backing onto
Boundary Road South and abutting the proposed retardation
basin and other reserves that includes a range of fencing
styles so as not to create a solid fencing treatment along
these boundaries.

d) Details of fencing of the proposed retardation basin.

e) Provision of a gravel path, avoiding the removal of native
vegetation, along the Boundary Road South road reserve
frontage of the land.

f) Detailed planting schedule of all proposed trees, shrubs
and groundcovers, including botanical names, common
names, pot sizes, sizes at maturity and quantities of each
plant.

g) The removal of all existing disused structures, foundations,
pipelines or stockpiles and the eradication of weeds,

h) All trees planted as part of the landscape works shall have a
minimum height of 2.0 to 2.5m at the time of planting.

i) The supply and spread of sufficient topsoil and sub soil if
required on the proposed areas of open space to provide a
stable, free draining surface and hydro-seeding of proposed
grass areas (including within the drainage reserve),

j)  Soil quality and planting techniques in median or verge tree
planting zones along arterial roads (including service road
nature strips) that will support full growth of medium to large
trees.

k) Mechanisms for the exclusion of vehicles,

) All proposed open space, streetscape embellishments such
as installation of pathways, garden beds, seating, shelters,
picnic facilities, boardwalks, tree planting, signage, drinking
fountains, irrigation systems, playgrounds, artwork,
retaining walls, protective fencing (temporary and
permanent), wetlands and ornamental water bodies (including
within the drainage reserve),

Prior to the issue of a statement of compliance for each stage of the
development, all nature strips and public open space must be seeded
and fertilised and grass must be established.

Prior to the issue of a statement of compliance for each stage of the
development, all landscaping works (including street trees) shown on
the endorsed plan must be carried out and completed to the
satisfaction of the responsible authority. The time of planting can be
coordinated with Council to increase the survival rate of the street
trees.
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9.1.1 Planning Permit Application No. P2020-163 - A Staged Multi Lot Residential

Subdivision, access to the Principal Road Network (TRZ2) and Removal of Native

Vegetation ~ 45-85 Boundary Road South, Euroa VIC 3666 (cont.)

15. The landscaping shown on the endorsed plans including street trees

must be maintained for a period of twelve months from the date of
practical completion of the works to the satisfaction of the
responsible authority. Formative pruning must be undertaken to the
satisfaction of the Responsible Authority prior to the end of the 12
month period. Any dead, diseased or damaged plants are to be
replaced within 12 months of the date of practical completion for the
works.

Construction of Works

16. Before the Statement of Compliance is issued for each stage of the

subdivision, the owner must construct and complete road works,
drainage and other civil works, in accordance with endorsed plans
and specifications approved by the responsible authority and in
accordance with the Infrastructure Design Manual; including the

following:

a) Road works, drainage and other civil works to be constructed
must include:

b) Street and drainage in accordance with the approved
construction drawings.

c) Fully sealed pavement with kerb and channel and vehicle
crossings.

d) Landscaping in accordance with the approved landscape plans.

e) Pedestrian paths in accordance with the approved plans.

f) Planting of street trees or as otherwise agreed in writing by the
responsible authority.

g) Underground drainage.

h) Footpaths.

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

j) Intersection and traffic control/mitigation measures.

k) Street lighting and signage.

) High stability permanent survey marks.

m) Installation of a street name plate sign.

to the satisfaction of the responsible authority.

Prior to Statement of Compliance for Stage 1 the proposed retardation
and stormwater treatment basin must be constructed in accordance with
the endorsed civil plans and to the satisfaction of responsible authority,
unless otherwise agreed to in writing.

Other matters

17. Before a Statement of Compliance for each stage is issued under
the Subdivision Act 1988 the owner must provide to the satisfaction
of the responsible authority

a)

b)
c)

awater supply/tapping (including a water meter) to each area
of parkland/reserve in the subdivision;

an assets statement for each street;

a valuation for land within each road reserve;
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d)

e)

f)

g9)

i)
)
k)

full set of O6as constructed?©®
PDF and Cad format for landscaping, roads and drainage
(CD or other format as appropriate);

in addition to condition (d) above, an electronic copy on CD

di gi ti s

a Survey enhanced flas constructed?o

drainage information component of the subdivision, in
accordance with the current version of D-SPEC and CCTV;
a certified plan showing the extent and depth of fill in excess
of 300 mm placed on any of the allotments;

street name plates;

i ssue of a Preliminary Acceptance

Development Engineers section for the acceptance of street
construction, site grading, landscaping etc

fencing of all land abutting Public Open Space;

fire plugs in accordance with the Country Fire Authority

requirements, at the subdividero6s

a bond to the value of 5% of the cost of works shall be
submitted to Council for the maintenance of the street and
drainage construction for the duration of the 12 month
maintenance period;

a bond to the value of 5% of the cost of works shall be
submitted to Council for the maintenance period of 24
months for the street trees planted within the development;
wetland and quality treatment works must be maintained for
a minimum of 12 months of maintenance period;

the developer must submit a comprehensive operational
documentation and manual for treatment devices of wetland
prior to commencement of maintenance period.

to the satisfaction of the responsible authority.

Street Addressing

18. Prior to the Certification of each stage of the subdivision, the owner
must complete and duly sign a Statutory Declaration agreeing to the

Allocation of Street names & numbers.

Fees and bonds

19. Prior to the issue of statement of compliance for each stage of the
subdivision, a maintenance bond to the value of 5% of the actual cost
of road and drainage works must be paid to the Responsible

20.

Authority.

Prior to the issue of a statement of compliance for each stage of the
subdivision payment must be made to the Responsible Authority of a
supervision fee up to 2.5% of the actual cost of roads and drainage
works, the amount to be determined by the Responsible Authority
(the permit holder must submit a copy of the road and drainage
Construction Contract Schedule, for verification of the amount by

Council.

A

Ce

e X |
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21.

Prior to the issue of a statement of compliance for each stage of the
subdivision payment must be made to the Responsible Authority of
an engineering design checking fee of up to 0.75% of the value of
documented works, the amount to be determined by the Responsible
Authority.

Street lighting

22.

Prior to the issue of a statement of compliance for each stage of the
subdivision, public street lighting must be provided to streets,
footpaths and public open spaces designed in accordance with
relevant Australian Standards relevant Council Policy, the IDM and to
the satisfaction of the responsible Authority (category P4 unless
otherwise directed).

Site Management and Amenity

23.

24.

25.

26.

27.

Appropriate steps must be taken to retain all silt and sediment on site
during the construction phase to the satisfaction of the Responsible
Authority and must be carried out in accordance with the following
EPA guidelines and policies:
a) Environmental Guidelines for Major Construction Sites (EPA
publication No. 480, December 19985); and
b) Construction Techniques for Sedimentation Pollution Control
(EPA publication No. 275, May 1991)

In the event of mud, crushed rock or other debris being carried onto
public roads or footpaths from the subject land, appropriate
measures must be implemented to minimise the problem to the
satisfaction of the Responsible Authority.

The permit holder shall ensure that dust suppression is undertaken
in the form of constant water spraying or other natural based
proprietary dust suppressant to ensure that dust caused by vehicles
moving along the access road and/or within the site does not cause
a nuisance to surrounding properties to the satisfaction of the
Responsible Authority. The development shall not have an adverse
impact on existing or future air quality.

The approved SEMP must be implemented to the satisfaction of the
Responsible Authority.

The site shall at all times be kept in a neat and tidy condition to the
satisfaction of the Responsible Authority. Any litter shall be
immediately removed from the site and surrounding area at the
direction of the Responsible Authority.
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Telecommunications
28. The owner of the land must enter into an agreement with:

i1 A telecommunications network or service provider for the
provision of telecommunications services to each lot shown on the
endorsed plan in accordance with the p
relevant legislation at the time; and

1 A suitably qualified person for the provision of fibre ready
telecommunications facilities to each lot shown on the endorsed
plan in accordance with any industry specifications or any
standards set by the Australian Communications and Media
Authority, unless the applicant can demonstrate that the land is in
an area where the National Broadband Network will not be
provided by optical fibre.

29. Before the issue of a Statement of Compliance for any stage of the
subdivision under the Subdivision Act 1988, the owner of the land
must provide written confirmation from:

1 A telecommunications network or service provider that all lots are
connected to or are ready for connection to telecommunications
services in accordance with the prov
relevant legislation at the time; and

T A suitable qualified person that fibre ready telecommunication
facilities have been provided in accordance with any industry
specifications or any standards set by the Australian
Telecommunications and Media Authority, unless the applicant
can demonstrate that the land is in an area where the National
Broadband Network will not be provided by optical fibre.

Public Open Space

30. Pursuant to Section 18 of the Subdivision Act 1988, the applicant
must pay to the Responsible Authority a sum equivalent to 5% of the
site value of all land in the subdivision for Public Open Space unless
otherwise agreed to in writing. This payment shall be made prior to
the issue of a statement of compliance for stage 1 of the subdivision
and may be adjusted in accordance with Section 19 of the Subdivision
Act 1988.

Ausnet Electricity Service Pty Ltd

31. The applicant must i

a) Enter in an agreement with Ausnet Electricity Service Pty Ltd
for supply of electricity to each lot on the endorsed plan.

b) Enter into an agreement with Ausnet Electricity Service Pty Ltd
for the rearrangement of the existing electricity supply system.

c) Enterinto an agreement with Ausnet Electricity Service Pty Ltd
for rearrangement of the points of supply to any existing
installations affected by any private electric power line which
would cross a boundary created by the subdivision, or by such
means as may be agreed by Ausnet Electricity Service Pty Ltd.
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d) Provide easements satisfactory to Ausnet Electricity Service
Pty Ltdf or t he purpose of 0 PowAusnet i
Electricity Service Pty Ltd0 pur suant to Sec
Electricity Industry Act 2000, where easements have not been
otherwise provided, for all existing Ausnet Electricity Service
Pty Ltd electric power lines and for any new power lines
required to service the lots on the endorsed plan and/or
abutting land.

e) Obtain for the use of Ausnet Electricity Service Pty Ltd any
other easement required to service the lots.

f)  Adjust the position of any existing Ausnet Electricity Service
Pty Ltd easement to accord with the position of the electricity
line(s) as determined by survey.

g) Set aside on the plan of subdivision Reserves for the use of
Ausnet Electricity Service Pty Ltd for electric substations.

h) Provide survey plans for any electric substations required by
Ausnet Electricity Service Pty Ltd and for associated power
lines and cables and executes leases for a period of 30 years,
at a nominal rental with aright to extend the lease for a further
30 years. Ausnet Electricity Service Pty Ltd requires that such
leases are to be noted on the title by way of a caveat or a
notification under Section 88 (2) of the Transfer of Land Act
prior to the registration of the plan of subdivision.

i) Provide to Ausnet Electricity Service Pty Ltd a copy of the plan
of subdivision submitted for certification that shows any
amendments that have been required.

j) Agree to provide alternative electricity supply to lot owners
and/or each lot until such time as permanent supply is available
to the development by Ausnet Electricity Service Pty Ltd.
Individual generators must be provided at each supply point.
The generator for temporary supply must be installed in such
a manner as to comply with the Electricity Safety Act 1998.

k) Ensure that all necessary auditing is completed to the
satisfaction of Ausnet Electricity Service Pty Ltd to allow the
new network assets to be safely connected to the distribution
network.

neo i
tion

Goulburn Valley Region Water Authority
32. The permit holder must arrange:

a) Payment of new customer contribution charges for water
supply to the development, such amount being determined by
the Corporation at the time of payment;

b) Provision of a reticulated water supply and associated
construction works to each allotment within the development,
at the developerod6s expense, in accor
construction adopted by and to the satisfaction of the
Goulburn Valley Region Water Corporation. (The works may
include, but not be limited to downstream augmentation works,
the construction of a water booster pumping station, storage
or tanks and trunk mains);
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c)

d)

f)

g9)

h)

)

k)

Provision of one water tapping

expense, in accordance with standards of construction
adopted by and to the satisfaction of the Goulburn Valley
Region Water Corporation;

Any existing water service that crosses any of the proposed
allotment boundaries within the proposed development must
be disconnected and re-located at the developer's expense, to
be wholly within one allotment only, including notification of
the proposed lot to be serviced by the existing water meter, to
the satisfaction of the Goulburn Valley Region Water
Corporation;

Payment of new customer contributions charges for sewerage
services to the development, such amount being determined
by the Corporation at the time of payment;

Provision of reticulated sewerage and associated construction
works to each allotment within the development, at the
devel oper 6s e acpoedarsce ,with i standards of
construction adopted by and to the satisfaction of the
Goulburn Valley Region Water Corporation; (The works may
include, but not be limited to the construction of a sewerage
pumping station, rising mains and gravity mains);

Reserves for sewerage pump stations to be in favour of the
Goulburn Valley Region Water Corporation. The reserve must
be adequately sized to enable unrestricted access to the
sewage pump station for operation and maintenance purposes.
The reserve must not be encumbered by any easements;
Provision of easements in favour of the Goulburn Valley
Region Water Corporation over all existing and proposed
sewer mains located within private property;

Pursuant to Section 36 of the Subdivision Act, if the
Corporation considers that, for the economical and efficient
subdivision and servicing of the land covered by the
Application for Permit, it requires the owner of the land to
acquire an easement over other land in the vicinity. That is, any
land not owned by the Developer through which a sewerage
extension servicing the development is to be located,
easements shall be created in favour of the Corporation;

The operator under this permit shall be obliged to enter into an
Agreement with Goulburn Valley Region Water Corporation
relating to the design and construction of any sewerage or
water works required. The form of such Agreement shall be to
the satisfaction of Goulburn Valley Water. A copy of the format
of the Agreement will be provided on request;

The plan of subdivision lodged for certification is to be referred
to the Goulburn Valley Region Water Corporation pursuant to
Section 8(1) of the Subdivision Act, 1988.

per
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Department of Transport
33. Approval is subject to the following conditions:

a) Only two accesses will be permitted from the subject land to
Mansfield Road located at Subdivisional Road and Lot 3.

b) Unless otherwise agreed in writing by the Head, Transport for
Victoria prior to the certification of the plan of subdivision, a
Functional Layout Plan must be submitted to and approved
by the Head, Transport for Victoria. When approved by the
Head, Transport for Victoria, the plans must be endorsed by
the Responsible Authority and will then form part of the
permit. The plans must show the following:

1 Urban Basic Right-turn Treatment (BAR).
1 Urban basic left-turn treatment (BAL).

c) Unless otherwise agreed in writing by the Head, Transport for
Victoria prior to the release of a statement of compliance, the
following roadworks on Mansfield Road must be completed
at no cost to and to the satisfaction of the Head, Transport for

Victoria:
1 Urban Basic Right-turn Treatment (BAR).
1 Urban basic left-turn treatment (BAL).
1 Any other works required.

Planning Note

Separate consent for works within the road reserve and the specifications
of these works is required under the Road Management Act 2004. For the
purposes of this application the works will include provision of:

1 Urban Basic Right-turn Treatment (BAR)

1 Urban basic left-turn treatment (BAL)

1 Any other works required.

Department of Land Water and Planning
34. Approval is subject to the following conditions:

a) Before works start, the permit holder must advise all persons
undertaking the vegetation removal or works on site of all
relevant permit conditions and associated statutory
requirements or approvals.

b) Except with the written consent of Strathbogie Shire, within
the tree protection zone of all retained trees, the following are
prohibited:

1 Vehicular or pedestrian access

1 Trenching or soil excavation

1 Storage or dumping of any soils, materials, equipment,
vehicles, machinery or waste products.
Entry and exit pits for underground services
Any other actions or activities that may result in
adverse impacts to retained native vegetation.

1
1
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c)

d)

To offset the removal of 0.595 hectares of native vegetation the
permit holder must secure a native vegetation offset, in

accordance with the AGuidelines

or l opping of native vegetationo

below:

1 A general offset of 0.123 general habitat units located
within the Goulburn Broken Catchment Management
Authority area or Strathbogie Shire municipal district

1 With a minimum strategic biodiversity score of at least
0.300.

T The offset secured must provide protection of at least 8
large trees.

Before any vegetation is removed and prior to Statement of
Compliance, evidence that the required offset has been
secured must be provided to the satisfaction of Strathbogie
Shire. This evidence is one or both of the following

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

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

Goulburn Murray Water

35. Approval is subject to the following conditions:

a)

b)

d)

Each lot of the subdivision must be provided with connection
to the reticulated sewerage system in accordance with the
requirements of Goulburn Valley Water.

Prior to the Statement of Compliance being issued, any on-site
wastewater systems must be decommissioned to the
satisfaction of council s Envi
All infrastructure and works to manage stormwater must be in
accordance with the requirements of the Responsible
Authority. Stormwater discharged from the subdivision must
meet the urban run-off objectives and Standard C25 as
specified in Clause 56.07-4 of the Victorian Planning
Provisions.

All works within the subdivision must be done in accordance
with EPA Publication 960 #dADoi
Temporary  Environmental Protection Measures for

or
(D

ronmen

ng

Subdivision Construction Siteso,

It

Sep
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Expiry
36. This permit will expire if one of the following circumstances applies:
(a) the subdivision is not started (certification of the first stage of
the subdivision) within two (2) years of the date of this permit;
(b) the subdivision is not completed (Statement of Compliance of
the final stage of the subdivision) within five (5) years of the
date of Certification of the final stage of the subdivision under
the Subdivision Act 1988.
The Responsible Authority may extend the periods referred to if a
request is made in writing:
1 before the permit expires; or
9 within six months afterwards if the use or development has
not yet started; or
T within 12 months after the permit expiry date, where the
development allowed by the permit has lawfully started before
the permit expires.

Planning Notes:

f This Permit does not authorise the creation of a new access
way/crossover. Before any such development may commence, the
Applicant must apply for and obtain appropriate approval from
Council.

PURPOSE AND BACKGROUND

The applicant is seeking approval for a staged multi-lot residential subdivision (48
lots). The proposed layout will also require the removal of native vegetation (see
the assessment section in the attached Officer report) and creation of vehicle
access to a Transport Zone 2 1 Principal Road Network (Mansfield Road). The

proposed layout is as follows:
Z
Z,
é EXISTNG TREES

2 2 2 4?"

i
I o~ . Y PROPOSED TREES
W oW u

" L3 s
872m® | 872n | 872m* | 8720

o

276 200 2074

(OURT BOWL

B B0 B [N

48
872m’
3 ) A

=, 1000m 2| roro

&
&
=]
3
S
M
I
g
g
&
<!

(L I

829m"R| 829m™R 2

5hs g e 193m
3 X s 5 gl B» BR L] 330 nn | 6% | w21 | Bes | Bn | 5%
= 1000m 8 & goom® [ 20w %06 o B = s s # E
& - [T PR £ ] = % g ]
31 PRI GO %™ 33133' sa]sk’ 83?’ o’ | i | some?
o Do 5 3 2 829m 829m m m m" | 838m” | 838m” | 838m

el 3z ne

7 NE_363 %4 %81 B3R 2021 1999 futg 21 | n3 | w5

TRAFFIC ISLAND D

BOUNDARY  ROAD  SOUTH



Strathbogie Shire Council Page 17 15/03/22
Council Meeting Agenda

9.1.1 Planning Permit Application No. P2020-163 - A Staged Multi Lot Residential
Subdivision, access to the Principal Road Network (TRZ2) and Removal of Native
Vegetation ~ 45-85 Boundary Road South, Euroa VIC 3666 (cont.)

It is proposed to develop the land in 4 stages commencing with the lots fronting

Mansfield Road in Stage 1. The land contains a number of large grey box trees

which are intended to be retained as part of the development. While the trees are

to be retained, as they will be located in an urban environment, either within the

proposed road reserves, open space or residential allotments less than 4000sgms

they will be deemed lost under the 6 Gui del i nes for the removs:
lopping of native vegetation 2 0 1 Giien this, an offset for the trees will still need

to be provided.

The application also includes the construction of an on-site storm water treatment
and retention basin. This area will be required to be landscaped along with two
small areas of parkland that have been created to ensure the retention of existing
native vegetation on the land.

The subject land sits on the southern boundary of the Euroa Township. Adjoining
land to the north, east and west is predominantly residential with farming land
located directly to the south across Boundary Road South. The land is
approximately 5.9ha in size and is shown highlighted in red below.

ISSUES, OPTIONS AND DISCUSSION

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that Priority is to be given to achieving the best outcomes for the
municipal community, including future generations.
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Council is a Responsible Authority under the Planning and Environment Act 1987
(the Act). In this role, Council administers the Strathbogie Planning Scheme
(Planning Scheme) and, among other things, determines planning permit
applications made for the use and development of land within the municipality.

Under delegated authority of Council, Council Officers determine some matters.
Any application that receives one or more objection is heard before Council.

SUMMARY OF KEY ISSUES

Permission is sought to subdivide the land for residential purposes. The proposed
residential subdivision is generally in accordance with the strategic direction for the
land which sees it identified for infill residential development.

The relevant referral authorities have consented to the subdivision subject to
conditions which are included on the permit.

The application was placed on public notice and several objections have been
received. Officers believe that the draft set of planning permit conditions included
in the Officer recommendation can address a

Officers have worked with the applicant and the objectors in attempting to provide
the best possible subdivision layout given the restrictions of the site. This has
resulted in some of the objections being withdrawn.

The applicant had worked to ensure that existing native vegetation is to be retained
on site and within the road reserves fronting the land. This has meant that the
subdivision will back onto Boundary Road South. An entry point has been provided
to Boundary Road South to provide a point of interest and a fencing condition is
recommended to ensure that solid rear fencing is not erected along this boundary.

While the native vegetation on site will be deemed lost, given it will be located in
an urban environment, every effort will be made to protect this vegetation during
the construction phase. A detailed assessment has found that the application
complies with relevant residential subdivision design requirements at Clause 56 of
the planning scheme.

COMMUNITY ENGAGEMENT
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that the municipal community is to be engaged in strategic planning
and strategic decision making.

Individual applications consider these requirements through assessment phase of
each application as per the Planning and Environment Act 1987 and the provisions
of the Strathbogie Planning Scheme. The application was advertised to adjacent
and nearby owners and occupiers.
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The application has been advertised on three occasions pursuant to Section 52 of
the Planning and Environment Act 1987. The reason for this is that the proposed
plan of subdivision has been formally amended on a number of occasions. The
original plan of subdivision was notified by:

1 Sending letters to adjoining and nearby landowners

1 Placing (a) sign on site.

1 Placing a Notice in the Euroa Gazette.

The second and third versions of the plan were re-advertised to objectors only.

Council officers are satisfied that the notification has been carried out correctly. In
addition, officers undertook a site visit on a number of occasions. Consultation was
carried out with the objectors and the applicant. Further details of this consultation
can be found within the attached Officer Report.

POLICY CONSIDERATIONS
Council Plans and Policies

There are no implications on the Council Plan or any Council Policies as a result of
this decision.

Regional, State and National Plans and Policies
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that regional, state and national plans and policies are to be taken into
account in strategic planning and decision-making.

The state policies are considered in the Planning Policy Framework section (above)
from the Strathbogie Planning Scheme.

LEGAL CONSIDERATIONS

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that Council decisions are to be made and actions taken in accordance
with the relevant law.

This application is being considered under Section 61 of the Planning and
Environment Act 1987.

Conflict of Interest Declaration

All officers, and/or contractors, involved in the preparation of this report have signed
a written declaration that they do not have a conflict of interest in the subject matter
of this report.

Transparency
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that the transparency of Council decisions, actions and information is
to be ensured.
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This application is being heard by Council due to the receipt of objections to the
proposal. The report will be on the council website under the Agenda, objectors will
be able to speak to their objection, be in the public gallery and go to VCAT should
they wish to appeal any decision by Council.

SUSTAINABILITY CONSIDERATIONS

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that the economic, social and environmental sustainability of the
municipal district, including mitigation and planning for climate change risks, is to
be promoted.

Economic

This proposal is supported by the planning scheme and state policy to allow for
projected population growth to be accommodated in appropriate locations
throughout the region. The economic implications are positive for the region and
locality.

Social

The proposal will provide for diversity in housing and potential increase in residents
to become part of the existing community, supporting the local economy, the local
schools and businesses.

Environmental

The application has been assessed against the relevant provisions of the Planning
and Environment Act 1987 and referred to DELWP who are satisfied that the
applicant has taken an avoid and minimise approach to the existing native
vegetation on the land. The applicant has worked closely with the Euroa
Environment Group to revise the proposed subdivision layout to allow for existing
native trees on the land to be retained. The provision of additional landscaping
along Boundary Road South will enhance the suburban environment leading to
increased greening and cooling of the area.

Climate change

The Strathbogie Planning Scheme has incorporated broader considerations on
Climate Change. The flood risk has been assessed by the relevant floodplain
manager and the existing native vegetation has been assessed by the relevant
authority, leading to outcomes that will lessen the risk and improve the vegetation
cover with offsets provided as per regulations and landscaping provided directly on
site to effect cooling and carbon drawdown. The proposed residential allotments
are well orientated to provide for solar installations for future dwellings and
Environmentally Sustainable Design outcomes. The developer will seek to use
recycled construction materials in road construction wherever possible.

HUMAN RIGHTS CONSIDERATIONS

There are no human rights implications with this proposal. The application is being
assessed in accordance with relevant legislation, and all parties will be afforded all
relevant rights of appeal at the Victorian Civil and Administrative Tribunal.
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CONCLUSION

After due assessment of all the relevant factors, it is considered appropriate to issue
a Notice of Decision to grant a permit, subject to conditions, in accordance with the
officer recommendation.

ATTACHMENTS
Attachment 1: Officer Planning Report
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ATTACHMENT 1.

Officer Planning Report

Application Details:

Application is for:

A staged multi lot residential subdivision, access to the
Principal Road Network TRZ2 and removal of native
vegetation.

Applicant 6s/ Own ¢

Onl eyds Consulting

Date Received:

17 December 2020

Statutory Days:

More than 60 days

Application Number: P2020-163
Braydon Aitken
Planner: Name, title & department | Manager

Planning and Investment Department

CA 6, 7 & 8 SEC 65 Parish of Euroa

Land/Address: 45-85 Boundary Road South, Euroa VIC 3666
_ General Residential Zone (GRZ)

Zoning: Adjacent to the Principal Road (TRZ2)
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Recommendation
That Council

1. Having caused notice of Planning Application No. P2020-163 to be given
under Section 52 of the Planning and Environment Act 1987 and having
considered all the matters required under Section 60 of the Planning and
Environment Act 1987 decides to issue a Notice of Decision to Grant a
Permit under the provisions of Clause 32.08-3, 44.04-3,52.17-1 & 52.29-2
of the Strathbogie Planning Scheme in respect of the land known as CA 6,
7 & 8 SEC 65 Parish of Euroa 45-85 Boundary Road South, Euroa, for a
Staged multi lot residential subdivision, access to the Principal Road
Network TRZ2 and removal of native vegetation in accordance with
endorsed plans, subject to the following conditions:

Conditions:

Endorsed Plans
1. The subdivision must be carried out in accordance with the endorsed plans and
permit and must not be altered without the prior written consent of the Responsible
Authority.

Section 173 Agreement
2. Prior to the issue of a Statement of Compliance for Stage 1 of the proposed
subdivision a Section 173 Agreement must be entered in to at no cost to Council,
which ensures the following:

a) The on-site detention for stormwater for the future dwellings will each be
designed by a qualified drainage engineer and must be approved by the
Council prior to construction. A copy of each of the approved plans will be
held by Council for future reference. Provision should be made for the use
of tanks for each dwelling to allow for the capture and re-use of stormwater
for garden, toilet, and laundry purposes.

b) The stormwater system must incorporate principles of Water Sensitive
Urban design and be designed so that the rate of storm water runoff from
the development must not be more than the rate of runoff from the site prior
to the development, all to the satisfaction of the Responsible Authority. The
drainage system must be designed in accordance with the requirements of

Clause 19 ofsitthee DeDM mitGno n -siEeysterage sizs O .

for the development must be in accordance with Table 13. The allowable
discharge rate to Council drains shall be the lesser of; a) that which is
outlined in Table 13 and b) the remaining capacity of the existing pipe
(clause 19.3.1 of the IDM).

c) A default allowable discharge rate of 25 I/s/ha may be used in lieu of
calculations to determine the remaining capacity of the existing drainage
network. www.designmanual.com.au

d) Each on-site detention stormwater system must be constructed either prior
to, or currently with, the construction of any dwelling on the specified lots.
Each on-site detention stormwater system on the specified lots must be
completed prior to connection to Council's drainage system and be
constructed in accordance with the approved design plans.

e) The owner will maintain, and not modify without prior Council written
approval, each on-site detention system and will allow each on-site
stormwater detention system to be inspected by a duly appointed officer of
the Council at mutually agreed times.

The


http://www.designmanual.com.au/
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f)  The Owner will pay for all the costs associated with the construction and
maintenance of each on-site detention system.

The Section 173 Agreement must be preparedby Counci | 6s solicitors,
the Responsible Authority and must be recorded on the folio of the Register to the subject
land pursuant to Section 181 of the Planning and Environment Act 1987.

Engineering Plans, Reports and Requirements
3. Prior to the certification of the plan of subdivision for each stage of the
development, detailed construction plans must be submitted for the approval of
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 plans must be generally in accordance with the plans submitted with the
application modified to show: -
a) All bearings, distances, levels, street names, lot numbers, lot sizes,
reserves and easements.
b) Road Reserve, carriageway and verge widths.
C) Protection measures for existing native vegetation on site.
d)  Provision of fire hydrants in accordance with CFA requirements
e) Drainage design.
f) All infrastructure including drainage, concrete footpath, kerb and
channel, public lighting and utility services
g) The use of recycled materials wherever possible.
h)  Vehicle crossing for each lot.
i) Street tree locations.
)] All surface details.
K) Proposed court bowls.
) All relevant road signage and line marking.
m)  Speed limit signs as appropriate.
n) Other information relevant to the land such as dams, wells, filled land,
creeks and natural water courses etc.

4. Prior to the commencement of works for each stage of the subdivision, including
demolition and excavation, a Construction Management Plan must be submitted
to and endorsed by the Responsible Authority. No works are permitted to occur
until the Plan has been endorsed by the Responsible Authority. Once endorsed,
the construction management plan will form part of the permit and must be
implemented to the satisfaction of the Responsible Authority. The plan must
provide details of the following:-

a)  Hours for construction activity in accordance with any other condition of
this Permit;

b)  Measures to control noise, dust, water and sediment laden runoff;

C) Measures to inform adjacent residents of work schedules, etc.

d)  Measures relating to removal of hazardous or dangerous material from
the site, where applicable.

e) A plan showing the location of parking areas for construction and sub-
contr act ors6 vehicles on and surrounding
associated with construction activity cause minimum disruption to
surrounding premises. Any basement car park on the land must be made
available for use by sub-constructors / tradespersons upon completion
of such areas, without delay;

f) A Traffic Management Plan showing truck routes to and from the site;

g) Swept path analysis demonstrating the ability for trucks to enter and exit
the site in a safe manner for the largest anticipated truck associated with
the construction;
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h) A plan showing the location and design of a vehicle wash-down bay for
construction vehicles on the site;

i) Measures to ensure that sub-contractors / tradespersons operating on
the site are aware of the contents of the Construction Management Plan;

)] Contact details of key construction site staff;

k) A site plan showing the location of any site sheds, on-site amenities,
building waste storage and the like, noting that Council does not support
site sheds on Council road reserves; and

)] Any other relevant matters.

5. Prior to the commencement of works for each stage of the subdivision, a Site
Environment Management Plan (SEMP), must be submitted to and approved by
the responsible authority and, where relevant, other authorities. When approved,
the plan will be endorsed and form part of this planning permit.

6. Prior to the commencement of works for stage 1 of the subdivision, a Traffic
Management Strategy and investigation must be submitted as per Clause 9 of the
IDM via a qualified engineer, unless otherwise agreed to in writing. The strategy,
including the traffic impact assessment report and professional recommendations
will be considered as part of the design.

7. The final design parameters for the roadways and pathways must be based on

Council és I nfrastructure Design Manual (I DI
the satisfaction of the Responsible Authority. All works shall conform to plans and
specifications prepared by a qualified engi
by the Responsible authority. A list of specific details and requirements are as

follows: -

(a) Pram crossings must be provided at all intersections to the satisfaction of
the responsible authority.

(b) Include in the design plans recommendations resulting from any required
Traffic Impact Assessment.

(c) Provide temporary turnaround areas for roads terminated at stage
boundaries. The size must be sufficient to turn service and emergency
vehicles around without reversing. A minimum of 250mm depth of approved
crushed rock material is required.

(d) A pavement design must be submitted for the entire road network by a
suitably qualified engineer in accordance with clause 12.7 of the IDM.
Irrespective of such design a minimum pavement depth of 250mm must be
provided in an approved material. Council requires that the pavement
wearing course be in accordance with Clause 12.7.16.

(e) Design of roads and footpath must be accessible to people with disabilities
and include tactile ground surface indicators, and kerb ramps required for
the safe movement of people with disabilities as per relevant Australian
Standards.

(f) The Vehicle crossings to the subject allotments from the road must be
constructed at a location and of a size and standard satisfactory to the
Responsible Authority.

(g) Subsoil drainage installed for all kerb and channel.

8. Prior to the certification of the plan of subdivision for stage 1, a Stormwater Impact
Assessment Report [SIAR] and/ or Stormwater Management Assessment Report
[SMAR] must be submitted to and approved by the responsible authority. This
report must be prepared by a suitably qualified person and be in accordance with
the requirements of clause 11 of the Infrastructure Design Manual.
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9. Prior to the certification of the plan of subdivision for stage 1 of the development a
detailed design of the proposed wetland drainage treatment, and retention system
must be submitted to and approved by the responsible authority.

Before the certification of the plan of subdivision for each stage, a drainage plan
with computations prepared by a suitably qualified person 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 and a minimum of two
copies (or as specified) must be provided. The plans must be in accordance with
Council 6s I nfrastructure Design Manual and

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

b)  computations including total energy line and hydraulic grade line for the
existing and proposed drainage as directed by Responsible Authority.

c) overland flow paths including proposed developed site levels verses
existing site levels of surrounding land to ensure that any major
difference in height can be accommodated at the boundary and that
there will be no negative impact on the neighbouring property

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

e) measures to enhance stormwater discharge quality from the site and
protect downstream waterways Including the expected discharge
quality emanating from the development (output from MUSIC or similar)
and design calculation summaries of the treatment elements;

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

g) the details of the incorporation of water sensitive urban design in
accordance with clause 20.3.1 of the Infrastructure Design Manual.

h)  maintenance schedules for treatment elements.

Before the issue of statement of compliance for each stage, the works relevant to
each stage as shown on the endorsed drainage plan must be completed to the
satisfaction of the responsible authority

10. Prior to the commencement of for each stage of the subdivision, the owner or
developer must submit to the Responsible Authority a written report and photos of
any prior damage to public infrastructure. Listed in the report must be the condition
of kerb & channel, footpath, seal, street lights, signs and other public infrastructure
fronting the property and abutting at least two properties either side of the
development. Unless identified with the written report, any damage to
infrastructure post construction will be attributed to the development. The owner
or developer of the subject land must pay for any damage caused to the Councils
assets/Public infrastructure caused as a result of the development or use permitted
by this permit.

11.The earthworks and | ot filling must be as
Infrastructure Design Manual, to the satisfaction of the Responsible Authority.

Landscaping
12. Prior to the commencement of works for Stage 1 of the subdivision a detailed

landscape plan, for the whole of the site, must be prepared. The detailed
landscape plan must be to the satisfaction of the responsible authority and must
be submitted and assessed against the construction plans by the responsible
authority. When approved, the landscape plan will be endorsed and will then form
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13.

14.

15.

part of the permit. The landscape plan must be drawn to scale with dimensions
must be provided. The landscape plan must show:

a) Landscaping of the retardation basin and its surrounds and other proposed
public land within the subdivision.

b)  Additional planting within the Boundary Road South road reserve frontage
of the land.

c) Details of the boundary fencing for the lots backing onto Boundary Road
South and abutting the proposed retardation basin and other reserves that
includes a range of fencing styles so as not to create a solid fencing
treatment along these boundaries.

d) Details of fencing of the proposed retardation basin.

e) Provision of a gravel path, avoiding the removal of native vegetation, along
the Boundary Road South road reserve frontage of the land.

f) Detailed planting schedule of all proposed trees, shrubs and
groundcovers, including botanical names, common names, pot sizes,
sizes at maturity and quantities of each plant.

g) The removal of all existing disused structures, foundations, pipelines or
stockpiles and the eradication of weeds,

h)  All trees planted as part of the landscape works shall have a minimum
height of 2.0 to 2.5m at the time of planting.

i) The supply and spread of sufficient topsoil and sub soil if required on the
proposed areas of open space to provide a stable, free draining surface
and hydro-seeding of proposed grass areas (including within the drainage
reserve),

) Soil quality and planting techniques in median or verge tree planting zones
along arterial roads (including service road nature strips) that will support
full growth of medium to large trees.

k)  Mechanisms for the exclusion of vehicles,

)] All proposed open space, streetscape embellishments such as installation
of pathways, garden beds, seating, shelters, picnic facilities, boardwalks,
tree planting, signage, drinking fountains, irrigation systems, playgrounds,
artwork, retaining walls, protective fencing (temporary and permanent),
wetlands and ornamental water bodies (including within the drainage
reserve),

Prior to the issue of a statement of compliance for each stage of the development,
all nature strips and public open space must be seeded and fertilised and grass
must be established.

Prior to the issue of a statement of compliance for each stage of the development,
all landscaping works (including street trees) shown on the endorsed plan must be
carried out and completed to the satisfaction of the responsible authority. The time
of planting can be coordinated with Council to increase the survival rate of the
street trees.

The landscaping shown on the endorsed plans including street trees must be
maintained for a period of twelve months from the date of practical completion of
the works to the satisfaction of the responsible authority. Formative pruning must
be undertaken to the satisfaction of the Responsible Authority prior to the end of
the 12 month period. Any dead, diseased or damaged plants are to be replaced
within 12 months of the date of practical completion for the works.



Strathbogie Shire Council Page 28 15/03/22
Council Meeting Agenda

Construction of Works

16. Before the Statement of Compliance is issued for each stage of the subdivision,
the owner must construct and complete road works, drainage and other civil works,
in accordance with endorsed plans and specifications approved by the responsible
authority and in accordance with the Infrastructure Design Manual; including the
following:
a) Road works, drainage and other civil works to be constructed must include:
b) Street and drainage in accordance with the approved construction drawings.
c) Fully sealed pavement with kerb and channel and vehicle crossings.
d) Landscaping in accordance with the approved landscape plans.
e) Pedestrian paths in accordance with the approved plans.
f)  Planting of street trees or as otherwise agreed in writing by the responsible

authority.

g) Underground drainage.
h) Footpaths.
i)  Underground conduits for water, gas, electricity and telephone.
i) Intersection and traffic control/mitigation measures.
k) Street lighting and signage.
I) High stability permanent survey marks.
m) Installation of a street name plate sign.
to the satisfaction of the responsible authority.

Prior to Statement of Compliance for Stage 1 the proposed retardation and
stormwater treatment basin must be constructed in accordance with the endorsed
civil plans and to the satisfaction of responsible authority, unless otherwise agreed
to in writing.

Other matters
17. Before a Statement of Compliance for each stage is issued under the Subdivision
Act 1988 the owner must provide to the satisfaction of the responsible authority

a) a water supply/tapping (including a water meter) to each area of parkland/reserve
in the subdivision;

b) an assets statement for each street;

c) avaluation for land within each road reserve;

d full set of 6bas constructedd digitti sed c¢
for landscaping, roads and drainage (CD or other format as appropriate);

e) in addition to condition (d) above, an electronic copy on CD a Survey
enhanced fias constructedo GI'S data for t|
of the subdivision, in accordance with the current version of D-SPEC and
CCTv;

f) a certified plan showing the extent and depth of fill in excess of 300 mm
placed on any of the allotments;

g) street name plates;

h) i ssue of a Preliminary Acceptance Certi
Engineers section for the acceptance of street construction, site grading,
landscaping etc

i) fencing of all land abutting Public Open Space;

j) fire plugs in accordance with the Country Fire Authority requirements, at the
subdividerd6s expense; and

k) a bond to the value of 5% of the cost of works shall be submitted to Council
for the maintenance of the street and drainage construction for the duration
of the 12 month maintenance period;
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[) abond to the value of 5% of the cost of works shall be submitted to Council
for the maintenance period of 24 months for the street trees planted within
the development;

m) wetland and quality treatment works must be maintained for a minimum of 12
months of maintenance period;

n) the developer must submit a comprehensive operational documentation and
manual for treatment devices of wetland prior to commencement of
maintenance period.

to the satisfaction of the responsible authority.

Street Addressing
18. Prior to the Certification of each stage of the subdivision, the owner must complete
and duly sign a Statutory Declaration agreeing to the Allocation of Street names &
numbers.

Fees and bonds
19. Prior to the issue of statement of compliance for each stage of the subdivision
maintenance bond to the value of 5% of the actual cost of road and drainage works
must be paid to the Responsible Authority.

20. Prior to the issue of a statement of compliance for each stage of the subdivision
payment must be made to the Responsible Authority of a supervision fee up to
2.5% of the actual cost of roads and drainage works, the amount to be determined
by the Responsible Authority (the permit holder must submit a copy of the road
and drainage Construction Contract Schedule, for verification of the amount by
Council.

21. Prior to the issue of a statement of compliance for each stage of the subdivision
payment must be made to the Responsible Authority of an engineering design
checking fee of up to 0.75% of the value of documented works, the amount to be
determined by the Responsible Authority.

Street lighting
22. Prior to the issue of a statement of compliance for each stage of the subdivision,

public street lighting must be provided to streets, footpaths and public open spaces
designed in accordance with relevant Australian Standards relevant Council
Policy, the IDM and to the satisfaction of the responsible Authority (category P4
unless otherwise directed).

Site Management and Amenity
23. Appropriate steps must be taken to retain all silt and sediment on site during the

construction phase to the satisfaction of the Responsible Authority and must be

carried out in accordance with the following EPA guidelines and policies:

a) Environmental Guidelines for Major Construction Sites (EPA publication No.
480, December 19985); and

b) Construction Techniques for Sedimentation Pollution Control (EPA
publication No. 275, May 1991)

24. In the event of mud, crushed rock or other debris being carried onto public roads
or footpaths from the subject land, appropriate measures must be implemented to
minimise the problem to the satisfaction of the Responsible Authority.

25. The permit holder shall ensure that dust suppression is undertaken in the form of
constant water spraying or other natural based proprietary dust suppressant to
ensure that dust caused by vehicles moving along the access road and/or within
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the site does not cause a nuisance to surrounding properties to the satisfaction of
the Responsible Authority. The development shall not have an adverse impact on
existing or future air quality.

26. The approved SEMP must be implemented to the satisfaction of the Responsible
Authority.

27. The site shall at all times be kept in a neat and tidy condition to the satisfaction of
the Responsible Authority. Any litter shall be immediately removed from the site
and surrounding area at the direction of the Responsible Authority.

Telecommunications
28. The owner of the land must enter into an agreement with:

1 A telecommunications network or service provider for the provision of
telecommunications services to each lot shown on the endorsed plan in
accordance with the providerés requireme:l
time; and

1 A suitably qualified person for the provision of fibre ready telecommunications
facilities to each lot shown on the endorsed plan in accordance with any
industry specifications or any standards set by the Australian Communications
and Media Authority, unless the applicant can demonstrate that the land is in
an area where the National Broadband Network will not be provided by optical
fibre.

29. Before the issue of a Statement of Compliance for any stage of the subdivision
under the Subdivision Act 1988, the owner of the land must provide written
confirmation from:

1 Atelecommunications network or service provider that all lots are connected to
or are ready for connection to telecommunications services in accordance with
the providerds requirements and relevant

1 A suitable qualified person that fibre ready telecommunication facilities have
been provided in accordance with any industry specifications or any standards
set by the Australian Telecommunications and Media Authority, unless the
applicant can demonstrate that the land is in an area where the National
Broadband Network will not be provided by optical fibre.

Public Open Space
30. Pursuant to Section 18 of the Subdivision Act 1988, the applicant must pay to the
Responsible Authority a sum equivalent to 5% of the site value of all land in the
subdivision for Public Open Space unless otherwise agreed to in writing. This
payment shall be made prior to the issue of a statement of compliance for stage 1
of the subdivision and may be adjusted in accordance with Section 19 of the
Subdivision Act 1988.

Ausnet Electricity Service Pty Ltd

31. The applicant must i

a) Enter in an agreement with Ausnet Electricity Service Pty Ltd for supply of
electricity to each lot on the endorsed plan.

b)  Enter into an agreement with Ausnet Electricity Service Pty Ltd for the
rearrangement of the existing electricity supply system.

c) Enter into an agreement with Ausnet Electricity Service Pty Ltd for
rearrangement of the points of supply to any existing installations affected
by any private electric power line which would cross a boundary created by
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the subdivision, or by such means as may be agreed by Ausnet Electricity
Service Pty Ltd.

d) Provide easements satisfactory to Ausnet Electricity Service Pty Ltd for the
purpose of HAPower AusmeeHectricity SdrvicePtyfL@d our of
pursuant to Section 88 of the Electricity Industry Act 2000, where
easements have not been otherwise provided, for all existing Ausnet
Electricity Service Pty Ltd electric power lines and for any new power lines
required to service the lots on the endorsed plan and/or abutting land.

e) Obtain for the use of Ausnet Electricity Service Pty Ltd any other easement
required to service the lots.

f) Adjust the position of any existing Ausnet Electricity Service Pty Ltd
easement to accord with the position of the electricity line(s) as determined
by survey.

g) Set aside on the plan of subdivision Reserves for the use of Ausnet
Electricity Service Pty Ltd for electric substations.

h)  Provide survey plans for any electric substations required by Ausnet
Electricity Service Pty Ltd and for associated power lines and cables and
executes leases for a period of 30 years, at a nominal rental with a right to
extend the lease for a further 30 years. Ausnet Electricity Service Pty Ltd
requires that such leases are to be noted on the title by way of a caveat or
a notification under Section 88 (2) of the Transfer of Land Act prior to the
registration of the plan of subdivision.

i) Provide to Ausnet Electricity Service Pty Ltd a copy of the plan of subdivision
submitted for certification that shows any amendments that have been
required.

i) Agree to provide alternative electricity supply to lot owners and/or each lot
until such time as permanent supply is available to the development by
Ausnet Electricity Service Pty Ltd. Individual generators must be provided
at each supply point. The generator for temporary supply must be installed
in such a manner as to comply with the Electricity Safety Act 1998.

k)  Ensure that all necessary auditing is completed to the satisfaction of Ausnet
Electricity Service Pty Ltd to allow the new network assets to be safely
connected to the distribution network.

Goulburn Valley Region Water Authority
32. The permit holder must arrange:
a) Payment of new customer contribution charges for water supply to the
development, such amount being determined by the Corporation at the time

of payment;
b)  Provision of a reticulated water supply and associated construction works
to each allotment withinthe devel opment , at the devel

accordance with standards of construction adopted by and to the
satisfaction of the Goulburn Valley Region Water Corporation. (The works
may include, but not be limited to downstream augmentation works, the
construction of a water booster pumping station, storage or tanks and trunk
mains);

c) Provision of one water tapping per Lot
accordance with standards of construction adopted by and to the
satisfaction of the Goulburn Valley Region Water Corporation;

d) Any existing water service that crosses any of the proposed allotment
boundaries within the proposed development must be disconnected and re-
located at the developer's expense, to be wholly within one allotment only,
including notification of the proposed lot to be serviced by the existing water
meter, to the satisfaction of the Goulburn Valley Region Water Corporation;
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e) Payment of new customer contributions charges for sewerage services to
the development, such amount being determined by the Corporation at the
time of payment;

f) Provision of reticulated sewerage and associated construction works to
each all ot ment wi t hin t he devel opment ,
accordance with standards of construction adopted by and to the
satisfaction of the Goulburn Valley Region Water Corporation; (The works
may include, but not be limited to the construction of a sewerage pumping
station, rising mains and gravity mains);

g) Reserves for sewerage pump stations to be in favour of the Goulburn Valley
Region Water Corporation. The reserve must be adequately sized to enable
unrestricted access to the sewage pump station for operation and
maintenance purposes. The reserve must not be encumbered by any
easements;

h)  Provision of easements in favour of the Goulburn Valley Region Water
Corporation over all existing and proposed sewer mains located within
private property;

i) Pursuant to Section 36 of the Subdivision Act, if the Corporation considers
that, for the economical and efficient subdivision and servicing of the land
covered by the Application for Permit, it requires the owner of the land to
acquire an easement over other land in the vicinity. That is, any land not
owned by the Developer through which a sewerage extension servicing the
development is to be located, easements shall be created in favour of the
Corporation;

i) The operator under this permit shall be obliged to enter into an Agreement
with Goulburn Valley Region Water Corporation relating to the design and
construction of any sewerage or water works required. The form of such
Agreement shall be to the satisfaction of Goulburn Valley Water. A copy of
the format of the Agreement will be provided on request;

k)  The plan of subdivision lodged for certification is to be referred to the
Goulburn Valley Region Water Corporation pursuant to Section 8(1) of the
Subdivision Act, 1988.

Department of Transport
33. Approval is subject to the following conditions:

a) Only two accesses will be permitted from the subject land to Mansfield
Road located at Subdivisional Road and Lot 3.

b) Unless otherwise agreed in writing by the Head, Transport for Victoria prior
to the certification of the plan of subdivision, a Functional Layout Plan must
be submitted to and approved by the Head, Transport for Victoria. When
approved by the Head, Transport for Victoria, the plans must be endorsed
by the Responsible Authority and will then form part of the permit. The
plans must show the following:

1 Urban Basic Right-turn Treatment (BAR).
1 Urban basic left-turn treatment (BAL).

c) Unless otherwise agreed in writing by the Head, Transport for Victoria prior
to the release of a statement of compliance, the following roadworks on
Mansfield Road must be completed at no cost to and to the satisfaction of
the Head, Transport for Victoria:

1 Urban Basic Right-turn Treatment (BAR).
1 Urban basic left-turn treatment (BAL).
1 Any other works required.
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Planning Note
Separate consent for works within the road reserve and the specifications of these works

is required under the Road Management Act 2004. For the purposes of this application the
works will include provision of:

1 Urban Basic Right-turn Treatment (BAR)

1 Urban basic left-turn treatment (BAL)

1 Any other works required.

Department of Land Water and Planning
34. Approval is subject to the following conditions:

a) Before works start, the permit holder must advise all persons undertaking
the vegetation removal or works on site of all relevant permit conditions
and associated statutory requirements or approvals.

b) Except with the written consent of Strathbogie Shire, within the tree
protection zone of all retained trees, the following are prohibited:

T Vehicular or pedestrian access

1 Trenching or soil excavation

i Storage or dumping of any soils, materials, equipment, vehicles,
machinery or waste products.
1
1

Entry and exit pits for underground services
Any other actions or activities that may result in adverse impacts to
retained native vegetation.
c) To offset the removal of 0.595 hectares of native vegetation the permit
holder must secure a native vegetation offset, in accordance with the

fGui del ines for the removal, destructio

(DELWP 2017) as specified below:

1 A general offset of 0.123 general habitat units located within the
Goulburn Broken Catchment Management Authority area or
Strathbogie Shire municipal district

T With a minimum strategic biodiversity score of at least 0.300.

1 The offset secured must provide protection of at least 8 large trees.

d) Before any vegetation is removed and prior to Statement of Compliance,
evidence that the required offset has been secured must be provided to the
satisfaction of Strathbogie Shire. This evidence is one or both of the
following

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

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

Goulburn Murray Water
35. Approval is subject to the following conditions:

a) Each lot of the subdivision must be provided with connection to the
reticulated sewerage system in accordance with the requirements of
Goulburn Valley Water.

b) Prior to the Statement of Compliance being issued, any on-site wastewater
syst ems mu st be decommi ssi oned
Environmental Health Department.

c) Allinfrastructure and works to manage stormwater must be in accordance
with the requirements of the Responsible Authority. Stormwater discharged
from the subdivision must meet the urban run-off objectives and Standard
C25 as specified in Clause 56.07-4 of the Victorian Planning Provisions.

t

t

he
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d) All works within the subdivision must be done in accordance with EPA
Publication 960 ADoing It Right on Subd
Protection Measures for Subdivision Con:

Expiry
36. This permit will expire if one of the following circumstances applies:
(a) the subdivision is not started (certification of the first stage of the
subdivision) within two (2) years of the date of this permit;
(b) the subdivision is not completed (Statement of Compliance of the final stage
of the subdivision) within five (5) years of the date of Certification of the final
stage of the subdivision under the Subdivision Act 1988.
The Responsible Authority may extend the periods referred to if a request is made in
writing:
1 before the permit expires; or
T within six months afterwards if the use or development has not yet started; or
1 within 12 months after the permit expiry date, where the development allowed
by the permit has lawfully started before the permit expires.

Planning Notes:

1 This Permit does not authorise the creation of a new access way/crossover. Before
any such development may commence, the Applicant must apply for and obtain
appropriate approval from Council.

Proposal

The applicant is seeking approval for a staged multi-lot residential subdivision. The
proposed layout will also require the removal of native vegetation (see the assessment
section in the attached delegates report) and creation of vehicle access to a Transport
Zone 21 Principal Road Network (Mansfield Road). The application also includes the
construction of an on-site storm water treatment and retention basin. This area will be
required to be landscaped. The most current layout is as follows:
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The layout has been revised on a number of occasions in an attempt to minimise the
removal of native vegetation and to address a number of the objectors concerns. This is
discussed in more detail in the assessment section of the report.

Subject site & locality

The subject land sits on the southern boundary of the Euroa Township. Adjoining land to
the north, east and west is predominantly residential with farming land located directly to
the south across Boundary Road. The land is approximately 5.9ha in size and is shown
highlighted in red below.

Permit/Site History

A search of Coalentoniclretsds ghows there hasgbeen no prior planning
permit activity recorded on the subject site.

Further Information

Further Information Required: X Yes 3 No
What was requested?

Fl Requested: FI Received: Yes
1. Whole of site plan, showing the
location of remnant native
vegetation on the site in context
with the proposed lot and road
layout.
2. Further details o
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and minimi sed princip

been applied to this application.

3. Assessment of the application
against the provisions of Clause
52.17, Native Vegetation. Should
this result in the consequential
loss of native vegetation, please
confirm that this is included in the
application and provide the
application documents as
outlined in Guidelines for the
removal, destruction of lopping of
native vegetation, DELWP 2017.

4. The Traffic Impact Assessment
submitted with the application
refers to a 43-lot subdivision. The
proposed subdivision is for 52
lots. Please amend the report to
reflect the current proposed
subdivision.

5. An assessment against Clause 56
has been undertaken for this
subdivision. The following items
need further information:

a) Clause 56.04-3, Solar
orientation of lots objective -
your response advises that at
least 70% of the lots achieve
the appropriate orientation.
Please provide details on
which | ots do a
comply with this requirement.

Advertising/Public Notification

The application has been advertised on three occasions pursuant to Section 52 of the
Planning and Environment Act 1987. The reason for this is that the proposed plan of
subdivision has been amended on a number of occasions. The original plan of subdivision
was notified by:

1 Sending letters to adjoining and nearby landowners
9 Placing (a) sign on site.
9 Placing a Notice in the Euroa Gazette

The second and third version of the plan were re-advertised to objectors only.

The fourth version of the plan was not advertised, and these proposed changes were
minor in nature and it is considered will not cause any material detriment.

The different versions of the plan are shown below:
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Original plan advertised on 20 April 2021
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Third plan advertised on 9 November 2021
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Fourth plan provided on 28 January 2022
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Twenty-Seven objections were received as a result of the advertisement of the first two
proposed plans of subdivision. The key issues that were raised in the objections are:

1 Anincrease in traffic as a result of the proposed development

1 The provision of vehicle access via Mernda Avenue
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The provision of vehicle access onto Mansfield Road

Removal of native vegetation

Fencing treatment along Boundary Road South potentially providing an urban

interface to a rural area

Proposed lot density does not meet the character of the area and may set a
precedent for future development

The existing drainage and stormwater does not support the current influx. Subject
land gets covered with water in a flood event

Lack of connectivity to future residential land to the south.

Following the advertisement of the third plan 6 objections were withdrawn leaving a total
of 21 remaining objections. The table below provides a summary of and response to the
remaining objections:

Concerns

Officer Response

Traffic  increase and
proposed road layout

The applicant has provided a traffic impact
assessment from a suitably qualified traffic
engineer. The report identified that there were no
traffic issues with the proposed development.
Both VicRoads and Coui
have reviewed the application and have no
objections to the proposal. No evidence has
been provided by the objectors to substantiate
any traffic issues. Conditions will be included on
any planning permit that issues that will ensure
all roads and intersections are constructed to the
requirements of the Responsible Authority.

Vehicle Access to Mernda
Avenue

A meeting was held onsite with a Council
Planning Officer and several objectors. The
objectors did not want to see direct vehicle
access from the development into Mernda
Avenue. The objectors were happy for
pedestrian access. To address this the applicant
has removed direct access to Mernda Avenue.
This resulted in the withdrawal of several
objections. Council 6s
confirmed that direct vehicle access from the
proposed subdivision to Mernda Avenue is not
required. The proposed subdivision is already
proposing two entry and exit points, one via
Boundary Road South and one via Mansfield
Road to ensure safe vehicle movement is
available. The two entry and exit points also
provide for emergency access should one of the
points be blocked off. Future vehicle access to
Mernda Avenue could be provided if required
when the vacant residential land to the east is
developed.

Vehicle Access to
Mansfield Road

Objectors have raised safety concerns about the
creation of an additional intersection with
Mansfield Road as part of the development. The
applicant has provided a traffic impact
assessment from a suitably qualified traffic
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engineer. The report identified that there were no
traffic issues with the proposed development.
Both VicRoads and Coui
have reviewed the application and have no
objections to the proposal, including the
proposed intersection to Mansfield Road. No
evidence has been provided by the objectors to
substantiate any safety issues.

Removal of Native
Vegetation

A number of concerns have been raised about
the proposed removal of existing large native
trees on the land. The applicant has taken these
concerns on board and revised the proposed
layout to retain these trees. The applicant has
worked closely with planning officers and the
Euroa Environment Group to ensure the layout
provides for a good biodiversity outcome.

While the trees are to be retained, as they will
be located in an urban environment, either
within the proposed road reserves, open space
or residential allotments less than 4000sgms
they will be deemed lost underthe 6 Gu i d e |
for the removal, destruction or lopping of native
veget at i.Given thif dndbffset for the
trees will still need to be provided. Conditions
should be included on any planning permit that
issues to ensure the protection of the trees
during the construction phase. It should be
noted that there are a number of examples of
where trees have been able to be retained
within the road reserves, where new residential
development has occurred within the Euroa
Township.

The applicant has also shifted to proposed
vehicle access point to the estate from
Mansfield Road to avoid the removal of two river
redgum trees within the road reserve.

Additionally, the applicant has designed the
proposed subdivision to avoid the removal of
existing established native trees within the
Boundary Road South road reserve. The
protection of this established vegetation corridor
will help minimise any biodiversity impacts from
the development.

Fencing Treatment Along
Boundary South Road

Concerns have been raised by some of the
objectors about the development turning its back
on Boundary Road South. The re-design of the
subdivision to front lots onto Boundary Road
South would result in the loss of roadside native
vegetation. This vegetation adds to the rural
residential character of the area and should be
retained wherever possible. The Applicant has
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agreed to a fencing condition to ensure any rear
boundary fencing is not solid type fencing that will
provide for a poor urban design outcome. The
applicant has also given an undertaking to work
with the Euroa Environment Group to do further
planting in the Boundary Road South road
reserve and to construct a gravel walking path in
this reserve to avoid impacts on existing native
vegetation and to provide safe pedestrian
access.

Proposed Lot Density &
impact on the character of
the area.

The land is zoned for residential development
and is identified for infill residential development
within the Euroa Township Strategy. The
proposed lot sizes are consistent with
surrounding residential lot sizes. The applicant
has revised the design of the subdivision in order
to retain existing native vegetation both on the
land and within the road reserves fronting the
land. This will help retain the character of the
area. Conditions included within the officer
recommendation will ensure any rear fencing
treatment along Boundary South Road will not be
a solid wall or fencing to ensure a bad urban
design outcome is avoided.

Lack of connectivity to
future residential land to
the south

Concerns have been raised about the
subdivision backing onto Boundary South Road.
Some of the objections believe that lots should
front onto Boundary South Road. The reasons
for this are highlighted in the objections as a poor
urban design outcome and a lack of connectivity
between the development and possible future
residential development to the south of Boundary
Road South. The applicant has gone some way
to address this by revising the proposed layout to
provide and entry point to the development from
Boundary Road South. This will provide for a
future point of connectivity and reduce the
number of lots backing onto Boundary South
Road from 19 to 14. The fronting of all lots onto
Boundary South Road has the potential to impact
of the existing native vegetation corridor within
the road reserve. This corridor provides a
distinctive character for the area. The applicant
has given an undertaking that they will avoid solid
fencing along rear lot boundaries and that they
will work with the Euroa Environmental Group to
provide additional planting within the Road
Reserve to improve the amenity of the area.

Stormwater Concerns

Concerns have been raised about the proposed
stormwater drainage solution and making sure
the proposal will not divert natural overland flow
onto surround | and. C
are satisfied that the proposed drainage solution
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can work subject to the submission of drainage
plans which will ensure the drainage solution is
design in accordance with IDM standards and
will not impact on surrounding land.

To conclude, the objections raised valid points and to a large extent the concerns raised
can be addressed by the proposed conditions included in this report.

Consultation

Planning Officers have met with and spoken to a number of objectors to listen and
understand their concerns. Officers have also meet with the applicant on a number of
occasions to explain the objectors concerns and to work on achieving a subdivision layout
that can address as many of these concerns as possible.

Planning officers have also worked closely with the applicant and the Euroa Environment
Group to ensure the proposed subdivision layout minimises the impact on native
vegetation both within the site and within the adjoining road reserves. The Euroa
Environment Group has advised that their concerns have now been addressed however
they have not formally withdrawn their objection.

Referrals
External Referrals/Notices required by the Planning Scheme:

Section 55 - List Planning | Determining or | Advice/Response/Conditions

Referrals clause Recommending

Authority triggering

referral

GBCMA 44.04-7 Recommending | No objections and no conditions

VicRoads 52.29-4 Determining No objections subject to standard
conditions

DELWP 66.02-2 Recommending | No objections subject to standard
conditions

GVW 66.01 Determining No objections subject to standard
conditions

GMW 66.01 Determining No objections subject to standard
conditions

AusNet 66.01 Determining No objections subject to standard
conditions

APA 66.01 Determining No objections and no conditions
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Internal Notices/Referrals

Internal Council | Advice/Response/Conditions
Notices

Asset Engineers | No objections subject to standard conditions

Assessment
The zoning of the land and any relevant overlay provisions
32.08 GENERAL RESIDENTIAL ZONE

Purpose
1 To implement the Municipal Planning Strategy and the Planning Policy
Framework.
1 To encourage development that respects the neighbourhood character of the
area.

1 To encourage a diversity of housing types and housing growth particularly in
locations offering good access to services and transport.

I To allow educational, recreational, religious, community and a limited range of
other non-residential uses to serve local community needs in appropriate
locations.

32.08-3 Subdivision
Permit requirement
1 A permitis required to subdivide land.

An application to subdivide land that would create a vacant lot less than 400 square
metres capable of development for a dwelling or residential building, must ensure that
each vacant lot created less than 400 square metres contains at least 25 percent as
garden area. This does not apply to a lot created by an application to subdivide land
where that lot is created in accordance with:
1 An approved precinct structure plan or an equivalent strategic plan;
1 Anincorporated plan or approved development plan; or
1 A permit for development.
1 An application to subdivide land, other than an application to subdivide land into
lots each
9 containing an existing dwelling or car parking space, must meet the requirements
of Clause 56 and:

Must meet all of the objectives included in the clauses specified in the following table.
Should meet all of the standards included in the clauses specified in the following table.

Class of subdivision Objectives and standards to be met

60 or more lots All except Clause 56.03-5.

16 — 59 lots All except Clauses 56.03-1 to 56.03-3, 56.03-5, 56.06-1 and 56.06-3.
3-15lots All except Clauses 56.02-1, 56.03-1 to 56.03-4,

56.05-2, 56.06-1, 56.06-3 and 56.06-6.

2 lots Clauses 56.03-5, 56.04-2, 56.04-3, 56.04-5, 56.06-8 to 56.09-2.
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32.08-13 Decision guidelines
Before deciding on an application, in addition to the decision guidelines in Clause 65, the
responsible authority must consider, as appropriate:
General
1 The Municipal Planning Strategy and the Planning Policy Framework.
The purpose of this zone.
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 facilities on
dwellings on adjoining lots in a General Residential Zone, Mixed Use Zone,
Neighbourhood Residential Zone, Residential Growth Zone or Township Zone.
Subdivision
1 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.

1
1
1
1

Officers Response:
A response to the relevant policy considerations is provided in PPF & LPPF sections of
this report.

The proposed subdivision accords with the relevant purposes of the zone as the proposed
lot sizes match the character and pattern of existing subdivisions within the surrounding
General Residential Zone. The proposal will preserve the landscape character of the area
by retaining native vegetation on site and by enhancing the existing native vegetation
corridor along Boundary Road South. It should also be noted that there are no
neighbourhood character objectives specified in the schedule to the GRZ.

Land Subject to Inundation Overlay

Purpose
1 To implement the Municipal Planning Strategy and the Planning Policy
Framework.

1 Toidentify land in a flood storage or flood fringe area affected by the 1 in 100
year flood or any other area determined by the floodplain management authority.

1 To ensure that development maintains the free passage and temporary storage of
floodwaters, minimises flood damage, is compatible with the flood hazard and
local drainage conditions and will not cause any significant rise in flood level or
flow velocity.

1 To reflect any declaration under Division 4 of Part 10 of the Water Act, 1989
where a declaration has been made.

I To protect water quality in accordance with the provisions of relevant State
Environment Protection Policies, particularly in accordance with Clauses 33 and
35 of the State Environment Protection Policy (Waters of Victoria).

1 To ensure that development maintains or improves river and wetland health,
waterway protection and flood plain health.

44.04-3 Subdivision
Planning permit permission is required to subdivide land in the LSIO.
Relevant Decision Guidelines

1 Any comments of the relevant floodplain management authority.
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The existing use and development of the land.

Whether the proposed use or development could be located on flood-free land or
land with a lesser flood hazard outside this overlay.

The susceptibility of the development to flooding and flood damage.

The potential flood risk to life, health and safety associated with the development.
Flood risk

The effect of the development on redirecting or obstructing floodwater,
stormwater or drainage water and the effect of the development on reducing flood
storage and increasing flood levels and flow velocities.

The effect of the development on river health values including wetlands, natural
habitat, stream stability, erosion, environmental flows, water quality and sites of
scientific significance.

Officers Response:

The majority of subject land is currently affected by the LSIO. The application was
considered by the Goulburn Broken Catchment Management Authority (the relevant
floodplain manager) who had no objections. The GBCMA referred to Euroa Water
Management scheme of the council which established that the subject site is protected
from a repeat of a 100 year i ARI (1% AEP) type flood. This was confirmed with the
Euroa Post Flood Mapping and Intelligence Study (Cardno, 2015).

Council in association with the Goulburn Broken CMA, is preparing to amend the flood
overlay controls based on the findings of the Euroa Post Flood Mapping and Intelligence
Project. This amendment is known as the Strathbogie Planning Scheme Amendment
C052. The above-mentioned property will not be subject to flood overlay controls once if
the Strathbogie Planning Scheme C052 is adopted.

The Planning Policy Framework (PPF)

11.01-1S Settlement
Objective

1

To promote the sustainable growth and development of Victoria and deliver
choice and opportunity for all Victorians through a network of settlements.

11.02-1S Supply of urban land
Objective

1

To ensure a sufficient supply of land is available for residential, commercial, retail,
industrial, recreational, institutional and other community uses.

Strategies

1

1
1

=a =

E |

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

Ensure that sufficient land is available to meet forecast demand.

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

Planning for urban growth should consider:

Opportunities for the consolidation, redevelopment and intensification of existing
urban areas.

Neighbourhood character and landscape considerations.

The limits of land capability and natural hazards and environmental quality.
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Service limitations and the costs of providing infrastructure.

Monitor development trends and land supply and demand for housing and

industry.

1 Maintain access to productive natural resources and an adequate supply of well-
located land for energy generation, infrastructure and industry.

1 Restrict rural residential development that would compromise future development

at higher densities.

= =

Officers Response:

The application provides for infill development within the existing established township
boundary of Euroa. The proposed lot sizes are representative of the character of existing
lot sizes within the GRZ. The proposal will assist in preserving the sense of place within
the Euroa township by retaining existing native vegetation on site and within the road
reserves fronting the land. The land is able to be connect to the required infrastructure
services such as water sewerage and power.

13.02-1S Bushfire Planning
Objective

To strengthen the resilience of settlements and communities to bushfire through risk-
based planning that prioritises the protection of human life.

Use and development control in a Bushfire Prone Area

When assessing a planning permit application for the above uses and development:
Consider the risk of bushfire to people, property and community infrastructure. Require
the implementation of appropriate bushfire protection measures to address the identified
bushfire risk. Ensure new development can implement bushfire protection measures
without unacceptable biodiversity impacts.

Officers Response:

The land is not located within the BMO, however it is located within a designated

Bushfire Prone Area due to its proximity to rural grazing grassland directly across

Boundary South Road. In this case Officers consider the bushfire risk to be low given the

maj ority of the | and is surround by existing r
I nfrastructure Design Manual requires new deve
road widths that allow for emergency vehicle access. These bushfire protection

measures will help prove for a safe development without impacting on biodiversity.

13.03-1S Floodplain management
Objective
To assist the protection of:
1 Life, property and community infrastructure from flood hazard.
1 The natural flood carrying capacity of rivers, streams and floodways.
1 The flood storage function of floodplains and waterways.
1 Floodplain areas of environmental significance or of importance to river health.
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Strategies

1 Identify land affected by flooding, including land inundated by the 1 in 100 year
flood event or as determined by the floodplain management authority in planning
schemes.

1 Avoid intensifying the impact of flooding through inappropriately located use and
development.

1 Locate emergency and community facilities (including hospitals, ambulance
stations, police stations, fire stations, residential aged care facilities,
communication facilities, transport facilities, community shelters and schools)
outside the 1 in 100 year floodplain and, where possible, at levels above the
height of the probable maximum flood.

1 Locate use and development that involve the storage or disposal of
environmentally hazardous industrial and agricultural chemicals or wastes and
other dangerous goods (including intensive animal industries and sewage
treatment plants) outside floodplains unless site design and management is such
that potential contact between such substances and floodwaters is prevented,
without affecting the flood carrying and flood storage functions of the floodplain.

Officers Response:

The application was referred to the relevant floodplain manger, the GBCMA, who had no
objections to the proposal. The GBCMA are satisfied that the proposal will not have
flooding impacts on surrounding land and that the land is adequately protected for any
flood impacts during a 1 in 100 year flood event.

15.01-3S Subdivision design
Objective
1 To ensure the design of subdivisions achieves attractive, safe, accessible,
diverse and sustainable neighbourhoods.

Strategies
In the development of new residential areas and in the redevelopment of existing areas,
subdivision should be designed to create liveable and sustainable communities by:
1 Creating compact neighbourhoods that have walkable distances between
activities.
1 Developing activity centres in appropriate locations with a mix of uses and
services and access to public transport.
Creating neighbourhood centres that include services to meet day to day needs.
Creating urban places with a strong sense of place that are functional, safe and
attractive.
9 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.
1 Creating landscaped streets and a network of open spaces to meet a variety of
needs with links to regional parks where possible.
Protecting and enhancing native habitat.
Facilitating an urban structure where neighbourhoods are clustered to support
larger activity centres served by high quality public transport.
1 Reduce car dependency by allowing for:
o Convenient and safe public transport.
o Safe and attractive spaces and networks for walking and cycling.
o Subdivision layouts that allow easy movement within and between
neighbourhoods.

1
1

E
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A convenient and safe road network.

Being accessible to people with disabilities.

Creating an urban structure and providing utilities and services that enable
energy efficiency, resource conservation, integrated water management and
minimisation of waste and air pollution.

= —a =

Officers Response:

The development has been designed to accord with the relevant design requirements of

Clause 56 (Residenti al Subdi vision) of the PI
ensure that streets are designed to be safe, functional and landscaped. This is reflected

through the proposed planning permit conditions.

The development will be connected to the towns existing pedestrian network via Mernda
Avenue. This will direct pedestrian activity away from the busy Mansfield Road. The
developer will also work with the local environment group to improve the existing native
vegetation corridor along Boundary Road South. Part of this project will also include a
gravel pedestrian path to assist in removing pedestrians from the road pavement.

The proposed lot sizesrangefr om 503sgmdés to 1200sgmbés provi di
in keeping with the character of rural township.

15.01-5S i Neighbourhood character

Objective:

To recognise, support and protect neighbourhood character, cultural identity, and sense
of place.

Strategies:

1 Support development that respects the existing neighbourhood character or
contributes to a preferred neighbourhood character.

1 Ensure the preferred neighbourhood character is consistent with medium and
higher density housing outcomes in areas identified for increased housing.

1 Ensure development responds to its context and reinforces a sense of place and
the valued features and characteristics of the local environment and place by
respecting the:

A Pattern of local urban structure and subdivision.
A Underlying natural landscape character and significant vegetation.
A Neighbourhood character values and built form that reflect
community identity.
Officers Response:
The Euroa Neighbourhood Character Study 2008 (ENCS,2008) identifies the land as being
within a rural interface/ future residential precinct (ENCS,2008, p.29). It is considered that
the subdivision will address the character of this precinct by:

1 Retaining existing native vegetation on the land.

1 Retaining the existing native vegetation corridor along Boundary Road South.

1 Enhancing the existing native vegetation corridor along Boundary Road South by
providing additional plantings.

1 Providing for lot sizes similar size to surrounding residential development.
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A condition will be included on any planning permit that issues to ensure that the fencing
treatment along Boundary Road South will not result in a mass of Colourbond fencing that
will detract from the abutting rural landscape. Officers gave consideration to requiring the
development to front Boundary Road South, however on balance believe this design
should be avoided as it would potentially lead to the removal of existing native vegetation
within the Boundary Road South road reserve. This existing vegetation adds to the rural
interface character of the area and should be preserved.

16.01-1S 17 Housing Supply

Objective:
To facilitate well-located, integrated and diverse housing that meets community need

Strategies:

1 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.

1 Encourage higher density housing development on sites that are well located in
relation to jobs, services and public transport.

1 Identify opportunities for increased residential densities to help consolidate urban
areas.

1 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.

Officers Response:

The subiject site is located along the fringe of the established residential area within the
Euroa Township. The proposed development will assist in providing urban consolidation in
accordance with the existing zoning control and local planning policy direction.

19.03-3S T Integrated water management.

Objective:

To sustainably manage water supply, water resources, wastewater, drainage and
stormwater through an integrated water management approach.

Strategies:

1 Integrate water into the landscape to facilitate cooling, local habitat improvements
and provision of attractive and enjoyable spaces for community use

1 Manage stormwater quality and quantity through a mix of on-site measures and
developer contributions at a scale that will provide greatest net community
benefit.

1 Provide for sewerage at the time of subdivision or ensure lots created by the
subdivision are capable of adequately treating and retaining all domestic
wastewater within the boundaries of each lot
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Officers Response:

The proposed subdivision will adequately provide for services such a sewerage, water and
on-site storm water treatment and retention. It is acknowledged that additional 50
residential lots will impact on existing infrastructure, therefore, the applicant has proposed
a stormwater retardation basin within the site to ensure stormwater runoff from the land
will be restricted to pre-development flows. This will not only ensure the management of
stormwater, but also create an attractive landscaped area to improve the visual amenity of
the subdivision.

The Local Planning Policy Framework (LPPF) - including the Municipal Strategic
Statement (MSS) and local planning policies

21.03-2 71 Local area plans i Euroa

Objective:

1 To maintain and enhancethe Euroai Vi | | aged character througt
compact central area, the strong presence of services and the attractive historic
buildings and streetscapes.

1T To strengthen Euroab6s relationship with its
activities, eventsand | oc a l products that portray the
vegetated streets and open spaces forge links with its landscape context.

Officers Response:

Planning within Euroa township must have consideration to both the Euroa Structure Plan

2010, which identifies the subject land for infill residential development, and the Euroa
Neighbourhood Character Study 2008, which identifies the site as a rural interface/future

residential precinct. The purpose of these strategic documents was for infill residential

devel opment to be designed to enhance the Ovi
subdivisions to provide a well-designed urban edge development responding to the

existing character.

In addition, the Euroa Township Strategy was completed in 2020 as an update to the Euroa
Structure Plan. The Township Strategy is yet to be incorporated into the Planning Scheme
but provides strong guidance about future development within the Township. The strategy
shows the land within the township boundary. A key objective of the strategy is to
encourage the development of unconstrained existing vacant residential zoned land, such
as the subject site.

21.08 Reference documents

1 Euroa Neighbourhood Character Study, Planisphere, March 2008
1 Euroa Structure Plan, Planisphere, September 2010

Assessment against the key objectives for Euroa outlined Euroa Structure Plan 2010;

71 Streetscape and Public Open space:
A Improve the amenity of streetscapes throughout Euroa.

A Retain Euroadés unique identity, beau
A Enhance the leafy landscape setting and sustainable image of
Euroa.

1 Land-use:
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A Consolidate and strengthen the role of key focus areas within Euroa
A Provide for more housing choice and diversity
A Make better use of existing underutilised/ vacant buildings and land

Officers Response:

The proposed subdivision will create access to lots directly via Mansfield Road which will
help activate this frontage and help to retain the village character of the area. The sites
direct interface with Boundary Road South, abutting the subject site along its southern
boundary, needs careful consideration.

It is important that this interface is not fenced with solid Colourbond which would not only
disconnect any future residential development to the south but also, create an undesirable
urban impact due to lack of passive surveillance along this boundary. Furthermore, the site
is along the fringe of the Euroa township, thus acting as a gateway to the township. A solid
continuous fence would create a poor visual entrance for the southern entrance to the
town, affecting the Euroads identity.

To address the above, conditions should be included on any planning permit issued that
requires a fencing plan to be submitted and approved prior to the commencement of any
works. The fencing plan will need to show boundary fencing heights and materials and
provide for a mix of fencing types, including transparent fencing allowing views into the
proposed residential estate. Conditions should also require the provision of additional
landscaping within the Boundary South Road reserve and a gravel pedestrian path to
further active this town entry.

The provision of an entrance into the proposed residential estate from Boundary Road
South will also provide for a future vehicle and pedestrian linkage for the land to the south
which is identified as future long term residential land.

The subject site located on the fringe of the Euroa township and is identified for future
residential development. The proposed 50 lot subdivision will provide for diversity of
housing choices within the municipality thus, making the optimum use of the land within
the zone.

21.04-2 7 Climate Change

Overview

Climate change scenarios indicate that the Shire of Strathbogie is likely to be affected in
the future, with rainfall becoming less reliable and more extreme increased rainfall
variability and higher average and extreme temperatures. This may result in an increase
in drought severity and possibly increased drought frequency for the Strathbogie Shire and
conversely more flood events and storm damage from extreme weather events.

Strategies

1 Encourage drainage infrastructure in new urban subdivisions that will
accommodate extreme rainfall events.

Officers Response:
The proposal will provide for a stormwater drainage solution that will be designed in
accordance with IDM standards in order to accommodate extreme rainfall events.
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21.04-2 7 Renewable Enerqgy

Strategies

1 Encourage new residential developments which minimise energy and water
consumption through efficient subdivision and building design.

Officers Response:
The applicant has provided an assessment against the Sustainable Subdivisions
Framework which identified the following:

T All lots will have good solar orientation allowing future dwellings to make good use
of solar panel systems.

1 The retention of native vegetation will assist in reducing any urban heat effects.

1 The size of the lots allows for the provision of grey water tanks to allow for
stormwater re-use for gardens and toilets etc.

1 The developer will look to use recycled materials in road construction and trench
back filling wherever possible.

21.04-6 7 Flooding
Overview

Sound floodplain management in the Municipality is the critical means by which the

economic, social and environmental risks associated with floodplain use and

development can be minimised. This level of management is to be provided by two

ALocal FIl oodpl ain Devel opment Planso which hav
performance-based approach for decision making, reflecting local issues and best

practice in floodplain management.

Strategies

1 Ensure all new development maintains the free passage and temporary storage of
floodwater, minimises flood damage, is compatible with flood hazard and local
drainage conditions, and minimises soil erosion, sedimentation and silting.

1 Ensure the Local Floodplain Development Plans are current and development
proposals are consistent with these plans.

Officers Response:
As previously discussed in this report the application has been referred to the relevant
Floodplain Manager the GBCMA. The GBCMA is satisfied that the proposal:

T Will allow for the free passage and temporary storage of floodwater, minimises
flood damage, is compatible with flood hazard and local drainage conditions, and
minimises soil erosion, sedimentation and silting.

1 Is consistent with the Local Floodplain Development Plan.
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Relevant Particular Provisions
53.01 PUBLIC OPEN SPACE CONTRIBUTION

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 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.

Officers Response:

The applicant should be required to make a public open space payment in accordance

with Clause 52.01 and section 18 of the Subdivision Act. While the application proposes

some open space as part of its development the primary function of the largest reserve is

for the capture, retention and treatment of stormwater. While landscaping this area will
provide a pleasing aesthetic environment, it
purposes. Other smaller areas of open space within the subdivision provide for retention

of existing native vegetation and not for recreational open space.

o
(2]

Council 6s Public Open Space Contributions Poli
contribution to be made when a planning permit is issued for a subdivision of three or
more lots.

This aligns with section 18 of the subdivision act that identifies public open space
contributions should be made where the following is applicable:

1 The development will lead to existing open space within the town being used
more intensively.

1 There will be an increase in population in the area that will utilise nearby existing
open space more regularly.

It is recommended that a public open space contribution condition be included on any
planning permit that issues.

52.17 1 Native Vegetation

Purpose:

1 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):

A Avoid the removal, destruction or lopping of native vegetation.
A Minimise impacts from the removal, destruction or lopping of native
vegetation that cannot be avoided.
A Provide an offset to compensate for the biodiversity impact if a
permit is granted to remove, destroy or lop native vegetation.
1 To manage the removal, destruction or lopping of native vegetation to minimise
land and water degradation.
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Officers Response:

The original layout for the proposed subdivision sought the removal of four of the existing
grey box trees on the land. The subdivision layout has now been revised so that all existing
native trees on the land will be retained. This will ensure the protection of 8 large grey box
trees.

While the trees are to be retained, they will be located in an urban environment, either

within the proposed road reserves, open space or residential allotments less than

4000sgms and will therefore be deemed lost under the 6 Gui del i nes f or t he
destruction or | oppi ng.Givdn this,an éffseefor wemgvalltsallt i on 2
need to be provided. Conditions should be included on any planning permit that issues to

ensure the protection of the trees to be retained during the construction phase. It should

be noted that there are a number of examples of where trees have been able to be retained

within the road reserves, where new residential development has occurred.

The applicant has also shifted to proposed vehicle access point to the estate from
Mansfield Road to avoid the removal of two river redgum trees within the road reserve.

Additionally, the applicant has designed the proposed subdivision to avoid the removal of
existing established native trees within the Boundary Road South road reserve fronting the
land. The protection of these established vegetation corridors will help minimise any
biodiversity impacts from the development.

52.29 Land adjacent to the Principal Road Networks

Purpose
I To ensure appropriate access to identified roads.
1 To ensure appropriate subdivision of land adjacent to identified roads.

Decision guidelines:

1 The views of the relevant road authority.
1 The effect of the proposal on the operation of the road and on public safety.

Officers Response:

The application was referred to the Department of Transport for Victoria (DOT) under
Section 55 of the Planning and Environment Act 1987. The application has been assessed
by DOT who have no objections subject to standard access conditions.

CLAUSE 56 RESIDENTIAL SUBDIVISION ASSESSMENT

56.01 Site and Context Description and Design Response

V Complies

The description of the neighbourhood
provided with the application is
consistent with that of the surrounding
land
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56.01-1 Subdivision site and context
description

56.01-2 Subdivision design Response

The design response must explain how the
proposed design:

9 Derives from and responds to the site and
context description.

fResponds to any site and context features
for the area identified in a local planning
policy or a Neighbourhood Character
Overlay.

fResponds to any relevant objective, policy,
strategy or plan set out for the area in this
scheme.

M Meets the relevant objectives of Clause 56

T

The proposal is consistent with the
relevant provisions regarding residential
infill and development. The proposal is
sympathetic to the existing surrounding
residential development whilst providing
for growth and integration.

While the subdivision will back on to
Boundary Road, this is to ensure that the
valuable native vegetation corridor within
the road reserve is maintained.

56.02 Policy Implementation

56.02-1 Strategic implementation objective

To ensure that the layout and design of a
subdivision is consistent with and implements
any objective, policy, strategy or plan for the
area set out in this scheme.

Standard C1

An application must be accompanied by a
written statement that describes how the
subdivision is consistent with and implements
any relevant growth area, activity centre,
housing, access and mobility, community
facilities, open space and recreation, landscape
(including any native vegetation precinct plan)
and urban design objective, policy, strategy or
plan for the area set out in this scheme.

V Complies

The application was submitted with an
appropriate response which describes
how the subdivision is consistent with
and implements the relevant State and
Local Planning Policy.

The proposed subdivision is to occur
within the existing township of Euroa on
a site which has been identified for
further development through t he t
relevant growth management strategies.

56.03. Liveable and Sustainable communities

56.03-4 - Built environment objective

To create urban places with identity and
character.

Standard C5

The built environment should:

V Complies

The subject site is an undeveloped site
surrounded by land which has been
developed for residential purposes.

The applicant has worked hard to retain
significant native vegetation on site and
within the road reserves fronting the land
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1 Implement any relevant urban design
strategy, plan or policy for the area set
out in this scheme.

f Provide living and working
environments that are functional, safe
and attractive.

1 Provide an integrated layout, built form
and urban landscape.

1 Contribute to a sense of place and
cultural identity.

An application should describe the identity and
character to be achieved and the elements that
contribute to that identity and character.

to help maintain the rural landscape
character of the area.

The proposed subdivision is designed to
integrate the existing urban development
with the proposed lots via a pedestrian
connection to Mernda Avenue and a
future road connection to the vacant land
to the east.

56.04 Lot Design

56.04-1 Lot diversity and distribution
objectives

1 To achieve housing densities that
support compact and walkable
neighbourhoods and the efficient
provision of public transport services.

1 To provide higher housing densities
within walking distance of activity
centres.

1 To achieve increased housing densities
in designated growth areas.

1 To provide a range of lot sizes to suit a
variety of dwelling and household types.

Standard C7

1 A subdivision should implement any relevant
housing strategy, plan or policy for the area
set out in this scheme.

fiLot 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 set out
in this scheme.

1A range and mix of lot sizes should be
provided including lots suitable for the
development of:

T Single dwellings.

1 Two dwellings or more.

T Higher density housing.

T Residential buildings and Retirement
villages.

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

V Yes
Lots range from 500sgm to 1200sgm in
size.

The density of the proposed subdivision
is consistent with the existing
surrounding property sizes.

V Complies

- 56.04-2

No lots as part of the proposed
subdivision will have an area of less than
300sgm.

As identified the lots are conventional
residential lots.

Due to the lot sizes and orientation of the
lots good solar access to the properties
will be provided. Therefore it is expected
that adequate energy ratings for the
future dwelling would apply. No building
envelopes are proposed within the
application due to the larger lot sizes.
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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 Residential buildings and
Retirement villages should be located in and
within 400 metres street walking distance of an
activity centre.

56.04-2 Lot area and building objective

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 retention of
significant vegetation and site features.
Standard C8 (As relevant to the proposal)

Lots greater than 500 metres should be able to
contain a rectangle measuring 10 metres by 15
metres, and may contain a building envelope.

Any building envelope may specify or
incorporate any relevant siting and design
requirement. Any requirement should meet the
relevant standards of Clause 54, unless:
1 The objectives of the relevant standards are
met, and
9 The building envelope is shown as a
restriction on a plan of subdivision registered
under the Subdivision Act 1988, 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:

9 The building envelope must meet Standards
A10 and A1l of Clause 54 in relation to the
adjoining lot, and

9 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:
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T Solar access for future dwellings and
support the siting and design of dwellings
that achieve the energy rating requirements
of the Building Regulations.

T Existing or proposed easements on lots.

1 Significant vegetation and site features.

56.04-3 Solar orientation of lots objective
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 percent of lots
should have appropriate solar orientation.

Lots have appropriate solar orientation when:

I 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.

1 Lots 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.

1 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.

V Complies

All the proposed lots are oriented north-
south or east-west.

The proposed lots are proposed to be an
adequate size to allow for solar
accessibility to all lots.

56.04-4 - Street orientation objective

To provide a lot layout that contributes to
community social interaction, personal safety
and property security.

Standard C10

Subdivision should increase visibility and
surveillance by:

1 Ensuring lots front all roads and streets
and avoid the side or rear of lots being
oriented to connector streets and
arterial roads.

1 Providing lots of 300 square metres or
less in area and lots for 2 or more
dwellings around activity centres and
public open space.

1 Ensuring streets and houses look onto
public open space and avoiding sides

V Complies

All proposed lots within the subdivision
are designed to front onto internal
streets and pedestrian footpaths.

This allows for social and community
interaction within the locality as well as
passive security and surveillance.
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and rears of lots along public open
space boundaries.

Providing roads and streets along public open
space boundaries.

56.04-5 Common area objectives

To identify common areas and the purpose for

which the area is commonly held.

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.

Standard C11

An application to subdivide land that creates

common land must be accompanied by a plan

and a report identifying:

1 The common area to be owned by the

body corporate, including any streets
and open space.

1 The reasons why the area should be
commonly held.

1 Lots participating in the body corporate.

The proposed management arrangements
including maintenance standards for streets
and open spaces to be commonly held.

Not Applicable T no common property is
proposed.

56.05 Urban landscape

56.05 -1 Integrated urban landscape
objectives

1 To provide attractive and continuous
landscaping in streets and public open
spaces that contribute to the character and
identity of new neighbourhoods and urban
places or to existing or preferred
neighbourhood character in existing urban
areas.

9 To incorporate natural and cultural features
in the design of streets and public open
space where appropriate.

T To protect and enhance native habitat and
discourage the planting and spread of
noxious weeds.

9 To provide for integrated water management
systems and contribute to drinking water
conservation.

Standard C12

V Complies
To be a condition on the permit for a 5%
contribution.

Street trees will be planted in the street
to the satisfaction of the responsible
authority.

A landscaping plan will be required as
part of the conditions on the endorsed
permit.

56.06 Access & Mobility Management

56.06-2- Walking and cycling network
objectives

V Complies
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1 To contribute to community health and well
being by encouraging walking and cycling
as part of the daily lives of residents,
employees and visitors.

1 To provide safe and direct movement
through and between neighbourhoods by
pedestrians and cyclists.

9 To reduce car use, greenhouse gas
emissions and air pollution.

Standard C15

9 Have natural surveillance along streets and
from abutting dwellings and be designed for
personal safety and security particularly at
night

Walking and cycling objective within the
proposed development can be met i
provided open type fencing is
conditioned to be implement along lots
adjacent to public open space and the
retention basin.

56.06 -4 Neighbourhood street network

objective

9 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

V Complies

The proposed subdivision will provide for
direct access to Boundary Road South,
Mansfield Road and to the vacant
residential land to the east. This is
considered acceptable given the
constraints of the site.

Pedestrian access will be provided to
Mernda Avenue.

This access will provide for movement
within the locality and allow for
convenient access to adjoining existing
residential developments.

The subdivision provides for one
temporary court bowl which is
considered acceptable. This court bowl
will be removed when the land to the
east develops for residential purposes.

56.06-5 - Walking and cycling network detail
objectives

To design and construct footpaths, shared path
and cycle path networks that are safe,
comfortable, well constructed and accessible
for people with disabilities.

To design footpaths to accommodate
wheelchairs, prams, scooters and other
footpath bound vehicles.

Standard C18

V Complies

Footpaths will be required to be
constructed along all roads in
accordance with IDM requirements

56.06-6 Public transport network detail

objectives

1 To provide for the safe, efficient operation
of public transport and the comfort and
convenience of public transport users.

1 To provide public transport stops that are
accessible to people with disabilities.

V Complies

Capable of providing a bus stop within
400m walking catchment from the
proposed subdivision.
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Standard C19

56.06-7 Neighbourhood street network V Complies

detail objective

9 To design and construct street
carriageways and verges so that the street
geometry and traffic speed provide an
accessible and safe neighbourhood street
system for all users.

Standard C20

The proposed street widths are in
accordance with the Infrastructure
Design Manual.

Permit conditions will require the
submission of road cross sections of the
roads within the development.

56.06-8 Lots access objectives

To provide for safe vehicle access between
roads and lots.

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 roads authority.

Vehicle access to lots of 300 square metres or
less in area and lots with a frontage of 7.5
metres 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.

V Complies

All lots will have vehicular access from
existing or proposed roads. The new
roads are to be designed in accordance
with the Infrastructure Design Manual.

All lots will have access from the front of
the lot.

56.07 Integrated Water Management

56.07-1 Drinking water supply objectives
To reduce the use of drinking water.

To provide an adequate, cost effective supply
of drinking water.

Standard C22
The supply of drinking water must be:

9 Designed and constructed in
accordance with the requirements and
to the satisfaction of the relevant water
authority.

1 Provided to the boundary of all lots in
the subdivision to the satisfaction of the
relevant water authority.

V Complies

All proposed lots will have independent
connections to reticulated town water to
the Satisfaction of the Goulburn Valley
Regional Water Authority.

56.07-2 Reused and recycled water
objective

To provide for the substitution of drinking water
for non-drinking purposes with reused and
recycled water.

Standard C23

V Complies

Reticulated re-used water is not
available to this subdivision, future
owners should consider incorporating
water harvesting features into house
design.
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Reused and recycled water supply systems
must be:

1 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.

1 Provided to the boundary of all lots in
the subdivision where required by the
relevant water authority.

56.07-3 Waste water management objective

To provide a waste water 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 be:

9 Designed, constructed and managed in
accordance with the requirements and
to the satisfaction of the relevant water
authority and the Environment
Protection Authority.

1 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

Connections to the reticulated Sewerage
system will be provided to each
proposed lot to the satisfaction of the
Goulburn Valley Regional Water
Authority.

56.07-4 Urban run-off management
objectives

To minimise damage to properties and
inconvenience to residents from urban run-off.

To ensure that the street operates adequately
during major storm events and provides for
public safety.

To minimise increases in stormwater run-off
and protect the environmental values and
physical characteristics of receiving waters
from degradation of urban run-off.

Standard C25

The urban stormwater management system
must be:

1 Designed and managed in accordance
with the requirements and to the

V Complies

Council 6s arshawetrequaed
a drainage plan as part of the permit
conditions for the subdivision. The
subdivision wild.l c
Storm water drainage system.

The retention basin will be required to
include landscaping a point of interest as
part of the WSUD measures.

g

o
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satisfaction of the relevant drainage
authority.

1 Designed and managed in accordance
with the requirements and to the
satisfaction of the water authority where
reuse of urban run-off is proposed.

1 Designed to meet the current best
practice performance objectives for
stormwater quality as contained in the
Urban Stormwater i Best Practice
Environmental Management Guidelines
(Victorian Stormwater Committee 1999)
as amended.

91 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 authority and
there are no detrimental downstream
impacts.

The stormwater management system should
be integrated with the overall development plan
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:

9 Stormwater flows should be contained
within the drainage system to the
requirements of the relevant authority.

1 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 1% AEP standard:

9 Provision must be made for the safe
and effective passage of stormwater
flows.

1 All new lots should be free from
inundation or be to a lesser standard of
flood protection where agreed by the
relevant floodplain management
authority.

1 Ensure that streets, footpaths and cycle
paths that are subject to flooding meet
the safety criteria da Vave < 0.35 m?/s
(where da = average depth in metres
and Vae = average velocity in metres
per second).
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The design of the local drainage network
should:

9 Ensure run-off is retarded to a standard
required by the responsible drainage
authority.

1 Ensure every lot is with drainage to a
standard acceptable to the relevant
drainage authority. Wherever possible,
run-off should be directed to the front of
the lot and discharged into the street
drainage system or legal point of
discharge.

9 Ensure that inlet and outlet structure
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.

1 Include water sensitive urban design
features to manage run-off 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.

56.08 Site Management

56.08-1 Site management objectives
To protect drainage infrastructure and receiving
waters from sedimentation and contamination.

To protect the site and surrounding 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 recycle materials in the construction of
subdivisions where practicable.

Standard C26

A subdivision application must describe how
the site will be managed prior to and during to
and during the construction period and may set
out requirements for managing:

M Erosion and sediment.
9 Dust.
1 Run-off.
1

Litter, concrete, and other construction
wastes.

V Complies
Condition on planning permit for
Construction Management Plan




Strathbogie Shire Council Page 65 15/03/22

Council Meeting Agenda

9 Chemical contamination.

1 Vegetation and natural features planned
for retention.

Recycled material should be used for the
construction of streets, shared paths and other
infrastructure where practicable.

56.09 Utilities

56.09-1 Shared trenching objectives
To 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

Shared trenching for service connections
to the lots will be utilized where
appropriate and to the satisfaction of the
responsible authority.

56.09-2 Electricity, telecommunications and
gas objectives

To provide public utilities to each lot in a timely,
efficient and cost-effective manner.

To reduce greenhouse gas emissions 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 in the
subdivision to the satisfaction of the relevant
electricity authority.

Arrangements that support the generation or
use of renewable energy at a lot or
neighbourhood level are encourage.

The telecommunication system must be
designed in accordance with the requirements
of the relevant telecommunication servicing
agency and should be consistent with any
approved strategy, policy or plan for the
provision of advanced telecommunications
infrastructure, including fibre optic technology.
The telecommunications system must be
provided to the boundary of all lots in the
subdivision to the satisfaction of the relevant
telecommunications servicing authority.
Where available, the reticulated gas supply
system must be designed in accordance with
the requirements of the relevant gas supply

V Complies

Appropriate connections to be provided
as per conditions and the service
authority requirements.
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agency and be provided to the boundary of all
lots in the subdivision to the satisfaction of the
relevant gas supply agency.

56.09-3 Fire hydrants objective V Complies

To provide fire hydrants and fire plugs in Fire hydrants to be provided in
positions that enable fire fighters to access accordance with IDM & Country Fire
water safely, effectively and efficiently. Authority Requirements.

Standard C29

56.09- 4Public Lighting objective V Complies

1 To provide public lighting to ensure the Street lighting to be provided as per

safety of pedestrians, cyclists and vehicles. | conditions.

9 To provide pedestrians with a sense of
personal safety at night.

1 To contribute to reducing greenhouse gas
emissions and to saving energy.

Standard C30

The decision guidelines of Clause 65

Approval of an application to subdivide land, states that; before deciding on an application
or approval of a subdivision plan, the responsible authority must consider, as appropriate:

1
1
1
1

= —a =

The suitability of the land for subdivision.

The existing use and possible future development of the land and nearby land.
The availability of subdivided land in the locality, and the need for the creation of
further lots.

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

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

The density of the proposed development.

The area and dimensions of each lot in the subdivision.

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

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

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

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

The provision and location of common property.

The functions of any body corporate.

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

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.

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

The proposal has been assessed in accordance with all relevant guidelines. The land
has been identified as suitable for future residential subdivision given its zoning and
identification for infill residential development in recent Euroa Growth Management
Strategies.
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The Euroa township will benefit from the proposed subdivision through the availability of
new residential allotments that will provide diversity to the housing market. Following
several discussions between officers and the applicant the proposed layout has been
revised to contribute positively to the site. The subdivision layout pattern responds to the
existing natural features of the site, by retaining established native vegetation wherever
possible.

Specifically, the subdivision layout gives consideration to the significant mature trees on
the site and within the existing road reserve.

The subdivision will see lots abutting the Boundary South Road along the southern edge
of the site. This has been done to avoid the removal of native vegetation within this
roadside corridor to help preserve the character of the area and to provide for a good
biodiversity outcome. A condition should be included on any planning permit that issues
to avoid the constructing a continuous solid fence along this boundary. Construction of a
solid fence along this boundary would detrimentally impact the passive surveillance along
Boundary Road South.

Other relevant adopted State policies/strategies 1 (e.g. Melbourne 2030.)
There are no relevant adopted State policies.

Relevant incorporated, reference or adopted documents
Euroa Neighbourhood Character Study, Planisphere, March 2008

https://www.strathbogie.vic.gov.au/images/Planning strategies and reports/Euro
a_ Neighbourhood Character Study Report.pdf

Euroa Structure Plan, Planisphere, September 2010

https://www.strathbogie.vic.gov.au/images/Planning strategies and reports/euro
a%20structure%20plan%20-%20final%20report.pdf

Relevant Planning Scheme amendments

Proposed Strathbogie Planning Scheme Amendment C052. This amendment is yet to be
authorised to go on public exhibition. This amendment will update the flood mapping for
Euroa. The proposed new mapping shows that the LSIO will be removed from the land
based on up-to-date flood modelling.

VC205. This amendment was recently gazetted and changed the Road Zone to a
Transport Zone.

Risk Management
The author of this report considers that there are no significant Risk Management factors
relating to the report and recommendation.

Strategic Links 7 policy implications and relevance to Council Plan
The author of this report considers that the report is consistent with Council Policies, key
strategic documents and the Council Plan.

Summary of Key Issues and Assessment

Permission is sought to subdivide the land for residential purposes. The proposed
residential subdivision is generally in accordance with the strategic direction for the land
which sees it identified for infill residential development.


https://www.strathbogie.vic.gov.au/images/Planning_strategies_and_reports/Euroa_Neighbourhood_Character_Study_Report.pdf
https://www.strathbogie.vic.gov.au/images/Planning_strategies_and_reports/Euroa_Neighbourhood_Character_Study_Report.pdf
https://www.strathbogie.vic.gov.au/images/Planning_strategies_and_reports/euroa%20structure%20plan%20-%20final%20report.pdf
https://www.strathbogie.vic.gov.au/images/Planning_strategies_and_reports/euroa%20structure%20plan%20-%20final%20report.pdf
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The relevant referral authorities have consented to the subdivision subject to conditions
which are included on the permit.

The application was placed on public notice and several objections have been received.
Officers believe that the draft set of planning permit conditions included in the officer
recommendati on can address most of the objecto

Officers have worked with the applicant and the objectors in attempting to provide the
best possible subdivision layout given the restrictions of the site.

The applicant had worked to ensure that existing native vegetation is to be retained on
site and within the road reserves fronting the land. This has meant that the subdivision
will back onto Boundary South Road. An entry point has been provided to Boundary
South Road to provide a point of interest and a fencing condition is recommended to
ensure that solid rear fencing is not erected along this boundary.

While the native vegetation on site will be deemed lost, being located in an urban
environment, all efforts will be made to protect this vegetation during the construction
phase and to see it retained into the future.

A detailed assessment has found that the application complies with Clause 56.

Conclusion

After due assessment of all the relevant factors, it is considered the proposal will achieve
an acceptable planning outcome. It is recommended that a planning permit be granted
subject to appropriate conditions.

Declaration:

In making this decision as a delegated Officer, | declare that | have had regard to the
decision-making requirements of the Strathbogie Shire Council's Governance Rules 2020
outlined by Rule 6 and have:

Made a fair, balanced, ethical and impartial decision - Sub Rule 6(c)(i) X

Made a decision based on merits, free from favouritism or self-interest
and without regard to irrelevant or unauthorised considerations- Sub Rule 6 (c)(ii)

Applied the principles of natural justice to my decision, ensuring any person whose
rights will be directly affected by the decision has been entitled to communicate their
views and have their interests considered - Sub Rule 6(d) N/A

Identified the person or persons whose rights will be directly affected
Sub Rule 6(e)(i) X
Given notice of the decision Council must make under Sub Rule G(e)(i) N/A

Ensured that such person(s) have had an opportunity to communicate their views and
have their interests considered before | made the decision - Sub Rule 6(e)(i) N/A

Included information about how I've met these Sub Rules in my delegate report-
Sub Rule 6(e)(iv) X
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9.1.2 Planning Permit Application No. P2021-126 - Native Vegetation Removal ~
Junction of Harrys Creek Road and Bonnie Doon Road, Marraweeny VIC
3669

Author: Town Planner
Responsible Director: Director Community and Planning

EXECUTIVE SUMMARY

1 The proposal is to remove native vegetation at the junction of Harrys Creek
Road and Bonnie Doon Road to enable the upgrade of the road at the junction.
The total number of trees proposed to be removed has been minimised through
the three-step approach as required by the Guidelines for the Removal,
Destruction or Lopping of Native Vegetation (DELWP 2017) and results in a
required removal of 15 trees and understorey. This will be offset with the offset
located within the catchment area or within the municipality itself. There was no
planning permit required for the actual road works.

i The application was notified to those adjacent and nearby owners and
occupiers. Two objections have been received to council and after a
comprehensive response from Counc i | 6 s Asset Pl anning De
objection has been withdrawn.

1 The application has not been assessed within the sixty-day timeframe due to
consultation with the objectors and bringing the proposal to Council.

I The proposal meets the objectives of the Planning Policy Framework, Local
Planning Policy Framework, the Zone, Overlay.

1 Itis recommended that Council resolve to issue a Notice of Decision to Grant a
Per mit in accordance with the Officerobs r

RECOMMENDATION
That Council

1. Having caused notice of Planning Application No. P2021-126 to be
given under Section 52 of the Planning and Environment Act 1987 and
or the planning scheme and having considered all the matters
reguired under Section 60 of the Planning and Environment Act 1987
decides to issue a Notice of Decision to Grant a Permit under the
provisions of Clause 52.17 of the Strathbogie Planning Scheme in
respect of the land known as The Junction at Harrys Creek Road and
Bonnie Doon Road, Marraweeny VIC 3669, for Native Vegetation
Removal, in accordance with endorsed plans, subject to the following
conditions:

Conditions:

Endorsed Report/Plans:
1. The removal of vegetation must be carried out as shown in the
endorsed plans/s / report and must not be altered without the prior
written consent of the Responsible Authority.
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9.1.2 Planning Permit Application No. P2021-126 - Native Vegetation Removal ~
Junction of Harrys Creek Road and Bonnie Doon Road, Marraweeny VIC 3669

(cont.)

No additional native vegetation removal:

2. The removal of native vegetation must only occur to the extent
permitted as shown on the endorsed plan/s / report (whether or not to
comply with any statute, statutory rule or regulations or for any other
reason), except with the formal written consent of the Responsible
Authority.

3. The removal must not cause damage to other native vegetation to be
retained and to drainage lines, waterways and/or watercourses.

Retention and use of coarse woody debris:

4. Large limbs and trunks over 250mm diameter and stumps of trees
approved for removal must be retained as logs to create habitat and
dispersed throughout the offset area or at another location by written
agreement with and to the satisfaction of the Responsible Authority.

Department of Environment, Land, Water and Planning:
Notification of permit conditions
5. Before works start, the permit holder must advise all persons
undertaking the vegetation removal works on site of all permit
conditions pertaining to native vegetation protection.

Protection of native vegetation to be retained

6. Before works start, a plan to the satisfaction of the Strathbogie Shire
Council, identifying all native vegetation to be retained and describing
the measures to be used to protect the identified vegetation during
construction, must be prepared and submitted to an approved by the
Responsible Authority. When approved, the plan will be endorsed and
will form part of this permit. All works constructed or carried out must
be in accordance with this plan.

Except with the written consent of the Strathbogie Shire Council,
within the are of native vegetation to be retained and any tree or
vegetation protection zone associated with the permitted use and/or
development, the following is prohibited i

a)vehicular or pedestrian access

b)trenching or soil excavation

c)storage or dumping of any soils, materials, equipment, vehicles,
machinery or waste products

d)entry and exit pits for the provision of underground services

e)any other actions or activities that may result in adverse impacts to
retained native vegetation.

Native vegetation permitted to be removed, destroyed or lopped
7. The total area of native vegetation permitted to be removed is 0.102
hectares comprised of

a) Two large trees.
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9.1.2 Planning Permit Application No. P2021-126 - Native Vegetation Removal ~

Junction of Harrys Creek Road and Bonnie Doon Road, Marraweeny VIC 3669

(cont.)

Native vegetation offsets

8.

10.

11.

To offset the removal of 0.102 hectares of native vegetation, the
permit holder must secure a native vegetation offset(s) in
accordance with the Guidelines for the removal, destruction or
lopping of native vegetation (DELWP 2017):

a) A general offset of 0.067 general habitat units;
i. located within the Goulburn Broken Catchment
Management Authority boundary or Strathbogie Shire
Council municipal district;
ii.  with a Strategic Biodiversity Value score of at least
0.560; and
iii. provide protection for at least two large trees.

Before any native vegetation is removed, evidence that the required
offset for the project has been secured must be provided to the
satisfaction of the responsible authority. This evidence must be an
established first party offset site. This must include:

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

b) Credit extracts allocated to the permit from the Native
Vegetation Credit Register.

A copy of the offset evidence must be endorsed by the responsible
authority and form part of this permit. Within 30 days of endorsement
of the offset evidence by the responsible authority, the permit holder
must provide a copy of the endorsed offset evidence to the
Department of Environment, Land, Water and Planning at
p&a.north@delwp.vic.gov.au.

Where the offset includes a first party offset the permit holder must
provide an annual offset site report to the responsible authority by the
anniversary date of the execution of the offset security agreement, for
a period of 10 consecutive years. After the tenth year the landowner
must provide a report at the reasonable request of the statutory
authority.

Expiry:

12.

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

a) Theremoval of the native vegetation is not started within two years
of the issue date of this permit.

b) The removal of the native vegetation is not completed within four
years of the issue date of this permit.

In accordance with Section 69 of the Planning and Environment Act

1987 an application may be submitted to the Responsible Authority

for an extension of the periods referred to in this condition.
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9.1.2 Planning Permit Application No. P2021-126 - Native Vegetation Removal ~

Junction of Harrys Creek Road and Bonnie Doon Road, Marraweeny VIC 3669

(cont.)

Planning Notes

Department of Environment, Land, Water and Planning Notes

A

The department advises that works or other activities on public land,
which may affect protected native plants, will require a Protected Flora
Licence or Permit under the Flora and Fauna Guarantee (FFG) Act 1988.
All native vegetation likely to be affected should be checked against the
Protected Flora List (DELWP 2017) to determine whether FFG approvals
are required. Protected Flora Permits can be obtained from the regional
DELWP office (p&a.north@delwp.vic.gov.au).

Offset requirements are determined in accordance with DELWP (2017)
Guidelines for the removal, destruction or lopping of native vegetation.
Proposed offset sites must meet eligibility requirements including land
use, bushfire risk, quality of vegetation and size of revegetation site.
Please visit https://www.environment.vic.gov.au/native-
vegetation/native-vegetation for further information.

As the application may seek to remove several hollow bearing trees, it is
recommended that care is taken to ensure the minimum amount of
disturbance to local native fauna species as possible.

DELWP supports advice presented in the Flora and Fauna Assessment
Report from the applicant specifically 5.2.1 Vegetation Clearing Protocol
and 5.2.2 Hollow bearing Tree Management.

The following steps should be taken if any fauna is observed within the
construction area i

i. Cease all works in the vicinity of the fauna

ii.  Allow faunato leave the area without intervention

iii.  If the fauna does not leave the area then it should be
captured by a qualified and licensed ecologist (Wildlife
Act 1975 Authorisation) and relocated offsite within
suitable habitat

iv. Relocated FFG-listed fauna is to be reported to DELWP

v. Identified fauna are to be safely relocated using
approved methodologies prior to the removal of habitat.

PURPOSE AND BACKGROUND

The junction of Harrys Creek and Bonnie Doon Roads requires upgrading to ensure
safety for road users. The proposal is to remove an extent of 0.102 hectares of
native vegetation which includes two large trees. Overall, 15 trees and understorey
are proposed to be removed. This is to facilitate a widening and rounding out of the
junction at Harrys Creek Road and Bonnie Doon Road. This work is being carried
out by Council.
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9.1.2 Planning Permit Application No. P2021-126 - Native Vegetation Removal ~
Junction of Harrys Creek Road and Bonnie Doon Road, Marraweeny VIC 3669

(cont.)

An assessment of the required removal of vegetation was undertaken using the
three-step approach as required by the Guidelines for the Removal, Destruction or
Lopping of Native Vegetation (DELWP 2017). What could be avoided for removal
was, and therefore what is left has been minimised for removal. Department of
Environment Land Water and Planning (DELWP) have given consent and
conditions for this to proceed.

4. Map of the property in context

t North .=

ISSUES, OPTIONS AND DISCUSSION

1 Has the site been assessed to avoid and minimise the amount of native
vegetation in respect of the proposed development?
1 The objections.
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9.1.2 Planning Permit Application No. P2021-126 - Native Vegetation Removal ~
Junction of Harrys Creek Road and Bonnie Doon Road, Marraweeny VIC 3669

(cont.)

Officer Response:

The policy directs planning to protec
biodiversity, these systems support. Planning must ensure that decision making
takes into account the impacts of land use and development, considering
cumulative impacts and any fragmentation of habitat. In response to these
policies, it is considered that the safety aspects of maintaining and upgrading
council roads and in this application, the junction at Harrys Creek and Bonnie Doon
Roads, and the need to remove the minimal amount of vegetation possible, has
been worked through and the outcome is that minimal number of trees are to be
removed. There are no cumulative impacts that have been informed from prior
vegetation removal and this area is already fragmented (as informed by the
Biodiversity Report) but is being revegetated by community groups to create wildlife
corridors connectivity and enhance the biodiversity generally.

The policy directs planning to ensure that there is no net loss as a result of removal,
destruction or lopping and this is achieved through the three-step process in
accordance with the Guidelines. The applicant provided a Biodiversity Report that
covered all the requirements under the Guidelines and this was referred to DELWP
who were satisfied that the process had been carried out in accordance with the
Guidelines. An offset is being provided and this will be located within the catchment
area or the shire itself.

It is concluded that the requirement for the upgrade of the road is of net community
benefit and that the assessment minimising removal of native vegetation to allow
this development, supports the objectives of planning, relevant policy and Clause
52.17.

The objections are relevant and pertinent to the policy directives to planning and
they have been considered. The Officer Responses are based on the statutory
processes and regulatory policy. The Engineering based objections such as
speed, design, alternative routes allowed for review from them, which is included
in the Officer Responses.

COMMUNITY ENGAGEMENT

The proposal was notified to adjacent and nearby land owners and occupiers as
well as being on Council 6s website.
corresponded with the objectors and explained the need for the road upgrade and
therefore the vegetation removal. One objection was withdrawn. A meeting at that
time was suggested however due to Covid-19 restrictions the objector was unable
to make it out of Melbourne and a meeting was never undertaken. This objection
stands.

POLICY CONSIDERATIONS
Council Plans and Policies

There are no implications on the Council Plan or any Council Policies as a result of
this decision.
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9.1.2 Planning Permit Application No. P2021-126 - Native Vegetation Removal ~
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(cont.)

Regional, State and National Plans and Policies
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that regional, state and national plans and policies are to be taken into
account in strategic planning and decision making.

The State policies are considered in the Officer Report attached.

LEGAL CONSIDERATIONS

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that Council decisions are to be made and actions taken in accordance
with the relevant law.

This proposal is being considered under Section 61 of the Planning and
Environment Act 1987.

Conflict of Interest Declaration

All officers and contractors involved in the preparation of this report have signed a
written declaration that they do not have a conflict of interest in the subject matter
of this report.

Transparency

One of the overarching governance principles of the Local Government Act 2020
is that the transparency of Council decisions, actions and information is to be
ensured.

This application is being heard by Council due to the receipt of objections to the
proposal. The report wildl be publicly ava
application in a public Council Meeting will allow all parties the opportunity to be

heard by the Council prior to a decision being made.

SUSTAINABILITY CONSIDERATIONS

One of the overarching governance principles of the Local Government Act 2020
is that the economic, social and environmental sustainability of the municipal district
including mitigation and planning for climate change risks, is to be promoted.

Economic
There are no economic implications from the proposal or as a result of this
application.

Social
It is concluded that the requirement for the upgrade of the road is of net community
benefit and that the assessment minimising removal of native vegetation to allow
this development, supports the objectives of planning, relevant policy and Clause
52.17.

Environmental

The application has been assessed against the relevant provisions of the Planning

and Environment Act 1987 and has been assessed through the three-step

approach which has looked at avoiding and then minimising. Offsets are required

to ensure net | oss overall to Victoriads bi




Strathbogie Shire Council Page 76 15/03/22
Council Meeting Agenda
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(cont.)

Climate change

The policy directs planning to ensure that there is no net loss as a result of removal,
destruction or lopping and this is achieved through the three step process in
accordance with the Guidelines. The applicant provided a Biodiversity Report that
covered all the requirements under the Guidelines and this was referred to DELWP
who were satisfied that the process had been carried out in accordance with the
Guidelines. An offset is being provided and this will be located within the catchment
area or the shire itself.

HUMAN RIGHTS CONSIDERATIONS

There are no human rights implications with this proposal. The application is being
assessed in accordance with relevant legislation, and all parties will be afforded all
relevant rights of appeal at the Victorian Civil and Administrative Tribunal.

CONCLUSION

After due assessment of all the relevant factors, it is considered appropriate to issue
a Notice of Decision to Grant a Permit, subject to conditions, in accordance with
the Officer recommendation.

ATTACHMENTS
Attachment 1: Officer Planning Report
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ATTACHMENT 1.

Officer Planning Report

Application Details:

Application is for:

Native Vegetation Removal

Applicant 6s/ Own e Michael Kolapo on behalf of Council
Date Received: 12 July 2021

Statutory Days: More than 60 days

Application Number: P2021-126

Planner: Name, title & department

Gillian Williamson Principal Planner
Planning and Investment Department

Land/Address:

Junction of Harrys Creek Road and Bonnie Doon Road

Marraweeny VIC 3666

S2\RS420945
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Zoning:

Farming Zone

Overlays:

Bushfire Management Overlay

Is a CHMP required?

No i the area of the works is taking place outside the
Area of Cultural Heritage Sensitivity

Is it within an Open Potable
Catchment Area?

No

Under what clause(s) is a permit
required? (include description)

Pursuant to Clause 52.17 a permit is required to remove
native vegetation.

Restrictive covenants on the title?

There is no title for this road reserve

Current use and development: Road
Adjacent to Principal Road N
0
Network
Status of Road on Road Register | Council road

Adjacent to Public Land

The road is Crown land
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Current use and development: Road

Application Checklist:

Application form Title enclosed Fee paid

X J X

Site Plan Plans of Proposal Planning Report
X X X

Supporting Information Effluent Disposal Other

X 4] o

Disclosure of Conflicts of Interest in relation to advice provided in this report
After reading the definitions of a general or material conflict of interest as defined by the
Local Government Act 2020, do you have a conflict of interest?

Yes

1)

(if YES, please complete a Conflict of Interest and Declaration Making Declaration form)

No

X

Recommendation
That Council:

1. Having caused notice of Planning Application No. P2021-126 to be given under

Section 52 of the Planning and Environment Act 1987 and or the planning scheme;
and having considered all the matters required under Section 60 of the Planning
and Environment Act 1987 decides to issue a Notice of Decision to Grant a
Permit under the provisions of Clause 52.17 of the Strathbogie Planning Scheme
in respect of the land known as The Junction at Harrys Creek Road and Bonnie
Doon Road, Marraweeney VIC 3669, for Native Vegetation Removal, in
accordance with endorsed plans, subject to the following conditions:

Conditions:

Endorsed Report/Plans:

1. The removal of vegetation must be carried out as shown in the endorsed plans/s /

report and must not be altered without the prior written consent of the Responsible
Authority.

No additional native vegetation removal:

2. The removal of native vegetation must only occur to the extent permitted as shown

on the endorsed plan/s / report (whether or not to comply with any statute, statutory
rule or regulations or for any other reason), except with the formal written consent
of the Responsible Authority.

The removal must not cause damage to other native vegetation to be retained and
to drainage lines, waterways and/or watercourses.

Retention and use of coarse woody debris:

4. Large limbs and trunks over 250mm diameter and stumps of trees approved for

removal must be retained as logs to create habitat and dispersed throughout the
offset area or at another location by written agreement with and to the satisfaction
of the Responsible Authority.
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Department of Environment, Land, Water and Planning:

Notification of permit conditions

5.

Before works start, the permit holder must advise all persons undertaking the
vegetation removal works on site of all permit conditions pertaining to native
vegetation protection.

Protection of native vegetation to be retained

6.

Before works start, a plan to the satisfaction of the Strathbogie Shire Council,
identifying all native vegetation to be retained and describing the measures to be
used to protect the identified vegetation during construction, must be prepared
and submitted to an approved by the Responsible Authority. When approved, the
plan will be endorsed and will form part of this permit. All works constructed or
carried out must be in accordance with this plan.

Except with the written consent of the Strathbogie Shire Council, within the are of
native vegetation to be retained and any tree or vegetation protection zone
associated with the permitted use and/or development, the following is prohibited
|

a)vehicular or pedestrian access

b)trenching or soil excavation

c)storage or dumping of any soils, materials, equipment, vehicles, machinery or
waste products

d)entry and exit pits for the provision of underground services

e)any other actions or activities that may result in adverse impacts to retained
native vegetation.

Native vegetation permitted to be removed, destroyed or lopped

7.

The total area of native vegetation permitted to be removed is 0.102 hectares
comprised of

a. Two large trees.

Native vegetation offsets

8.

To offset the removal of 0.102 hectares of native vegetation, the permit holder
must secure a native vegetation offset(s) in accordance with the Guidelines for
the removal, destruction or lopping of native vegetation (DELWP 2017):

a. A general offset of 0.067 general habitat units;
iv.  located within the Goulburn Broken Catchment Management
Authority boundary or Strathbogie Shire Council municipal district;
v.  with a Strategic Biodiversity Value score of at least 0.560; and
vi.  provide protection for at least two large trees.

Before any native vegetation is removed, evidence that the required offset for the
project has been secured must be provided to the satisfaction of the responsible
authority. This evidence must be an established first party offset site. This must
include:

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

b. Credit extracts allocated to the permit from the Native Vegetation Credit
Register.
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10. A copy of the offset evidence must be endorsed by the responsible authority and
form part of this permit. Within 30 days of endorsement of the offset evidence by
the responsible authority, the permit holder must provide a copy of the endorsed
offset evidence to the Department of Environment, Land, Water and Planning at
p&a.north@delwp.vic.gov.au.

11. Where the offset includes a first party offset the permit holder must provide an
annual offset site report to the responsible authority by the anniversary date of the
execution of the offset security agreement, for a period of 10 consecutive years.
After the tenth year the landowner must provide a report at the reasonable request
of the statutory authority.

Expiry:

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

c) The removal of the native vegetation is not started within two years of the issue
date of this permit.

d) The removal of the native vegetation is not completed within four years of the
issue date of this permit.

In accordance with Section 69 of the Planning and Environment Act 1987 an

application may be submitted to the Responsible Authority for an extension of the

periods referred to in this condition.

Planning Notes

Department of Environment, Land, Water and Planning Notes

A

The department advises that works or other activities on public land, which may affect
protected native plants, will require a Protected Flora Licence or Permit under the
Flora and Fauna Guarantee (FFG) Act 1988. All native vegetation likely to be affected
should be checked against the Protected Flora List (DELWP 2017) to determine
whether FFG approvals are required. Protected Flora Permits can be obtained from
the regional DELWP office (p&a.north@delwp.vic.gov.au).

Offset requirements are determined in accordance with DELWP (2017) Guidelines for
the removal, destruction or lopping of native vegetation. Proposed offset sites must
meet eligibility requirements including land use, bushfire risk, quality of vegetation
and size of revegetation site. Please visit https://www.environment.vic.gov.au/native-
vegetation/native-vegetation for further information.

As the application may seek to remove several hollow bearing trees, it is recommended
that care is taken to ensure the minimum amount of disturbance to local native fauna
species as possible.

DELWP supports advice presented in the Flora and Fauna Assessment Report from
the applicant specifically 5.2.1 Vegetation Clearing Protocol and 5.2.2 Hollow bearing
Tree Management.

The following steps should be taken if any fauna is observed within the construction
area i

i. Cease all works in the vicinity of the fauna
il Allow fauna to leave the area without intervention
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iii.  If the fauna does not leave the area then it should be captured by a
gualified and licensed ecologist (Wildlife Act 1975 Authorisation)
and relocated offsite within suitable habitat

iv.  Relocated FFG-listed fauna is to be reported to DELWP

v. ldentified fauna are to be safely relocated using approved
methodologies prior to the removal of habitat.

Proposal

The proposal is to remove an extent of 0.102 hectares of native vegetation which includes
two large trees. Overall 15 trees and understorey are proposed to be removed. This is to
facilitate a widening and rounding out of the junction at Harrys Creek Road and Bonnie
Doon Road. This work is being carried out by Council. The exemption at Clause 52.31
does not apply due to the number of trees with a trunk diameter of less than 40cm at a
heigh of 1.3m above ground level.

To ensure that there is no net loss to biodiversity as a result of the removal, destruction
or lopping the three step approach has to be applied in accordance with the Guidelines
for the Removal, Destruction or Lopping of Native Vegetation (DELWP 2017) otherwise
known as the Guidelines. Offsets are required to be purchased.
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4. Map of the property in context

I North -
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@ Eurabbie
® Blackwood

® Long-leaved Box
Assessed area
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Subject site & locality

Inspection date/s: Numerous Officer: Gill Williamson Comments: Junction that
occasions Principal Planner needs tidying up

Permit/Site History
Nil

Further Information

Further Information Required: 5 Yes X No
What was requested?

FI Requested: FI Received:

Advertising/Public Notification

Is notification/advertisement required under section 52? X Yes 3 No & Exempt
Please provide comment

Advertised by: X Council 5 Applicant
Site plan selected: X Plan/Report

X Advertising list
Add Instructions on % Yes X No
Spear

Letters: Yes Signs: No Paper: No Sent: Yes Stat Dec Rec NA
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On council
website
Number: 2 with one
Objections received? X Yes 5 No withdrawing totalling 1
remaining

The proposal was advertised by sending letters to adjoining and nearby properties to the
location of the junction where the vegetation is proposed to be removed. The proposal

was also put up on

Council 6s

website.

Two objections have been received to council i

Objection

Officer Response

Objection 1
Acknowledge high conservation value of

vegetation/biodiversity within Strathbogie
Tableland and the roadsides are
particularly important. Any removal
should be considered seriously and
should proceed only if a compelling
necessity due to public safety. Currently
the supporting documentation does not
explain that need.

The engineers provided a comprehensive
response which explained why the trees
needed to be removed to ensure that
safety of the road for users.

This objection was withdrawn.

Objection 2
Identifies some misidentifications of flora

in the report and incomplete. Lack of
understanding why there is need to
remove. Offered to meet on site to
discuss. However that was not taken up
and this was likely due to Covid
restrictions at that time.

Engineers provided a comprehensive
response which explained why the trees
needed to be removed to ensure that
safety of the road for users.

Consultation

Consultation was undertaken to enable a better understanding of why the removal was
required. The objector did not wish to meet on site but did not wish to withdraw the

objection and also stated that they would not appeal.

There was a lot of discussion

between the objectors, initially two with one withdrawing, and engineering and the planning
officer. This is all collected in the file. The remaining objector has requested that they are
informed and draft conditions have been relayed to them to show that their concerns to
some extent have been addressed by conditions.

Referrals

External Referrals/Notices required by the Planning Scheme:
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REFERRALS
Add instructions on SPEAR: 5 Yes X No
Referrals | Type of | Referral Additional Date sent | Date received including
Referral | Clause and | Instructions
Authority Description Advice/Response/Condition
Section | Clause 5/11/2021 | RFI and resent 12/1/2022
55 66.02-2
Conditional consent
To remove,
destroy or
lop
vegetation
DELWP on Crown
land which
is occupied
or managed
by the
responsible
authority
Assessment

The zoning of the land and any relevant overlay provisions

Farming Zone
The zone does not trigger the need for a planning permit.

Bushfire Management Overlay

There is no trigger.

The Planning Policy Framework (PPF) and The Local Planning Policy Framework
(LPPF) - including the Municipal Strategic Statement (MSS) and local planning

policies

Clause 12 Environmental and Landscape Values i planning should help to protect the
health of ecological systems and the biodiversity they support and conserve areas with
identified environmental and landscape values.
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Clause 12.01 Biodiversity i the objectiveistoas si st t he protection of
biodiversity and ensure that decision making takes into account the impacts of land use

and development, considering cumulative impacts, fragmentation of habitat. Planning is

to assist in the protection and management of important areas of biodiversity, the

establishment of links through native vegetation corridor projects.

Planning is to ensure that there is no net loss to biodiversity as a result of the removal,
destruction or lopping of native vegetation and this is to be achieved by ensuring
decisions apply the three step approach in accordance with the Guidelines for the
removal, destruction or lopping of native vegetation (DELWP 2017).

Clause 12.01 Municipal Profile T recognises that the Shire is located amidst picturesque
environs and two relevant key influences are sustainability and environment, citing the
picturesque nature of the shire and the increasing pressures from development on the
environment and the need to protect water, native vegetation and fauna.

Clause 21.04 Sustainable Environment 1 this policy recognises the significance of native
flora and fauna, the health of soil and waterways and understand that these resources
need to be protected and enhanced into the future, providing a stronger future for all.

Within the Shire are endangered ecosystems, wetlands and significant remnant
vegetation with threatened species. It identifies that remaining native vegetation outside
large state management public areas occurs mainly on roadsides and also on some
private land. It is recognised that past clearing and ongoing incremental losses have
meant many species are threatened with extinction. The objective is to protect and
enhance the natural environment.

Relevant Particular Provisions
Clause 52.17 Native Vegetation

The purpose is to ensure there is no net loss to biodiversity as a result of the removal,
destruction or lopping of native vegetation. This is to be achieved by apply a three step
approach in accordance with the Guidelines for the removal, destruction or lopping of
native vegetation (DELWP 2017) -

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

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

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

And to manage the removal, destruction or lopping to minimise land and water
degradation.

Pursuant to Clause 52.17-1 a permit is required to remove, destroy or lop native vegetation,
including dead native vegetation, unless exempted.

An application must comply with the requirements specified in the Guidelines.

Before deciding on an application, in addition to Clause 65, the responsible authority must
consider the Guidelines.
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The biodiversity impacts must be offset and a condition placed on any permit to issue must
specify the offset and timing to secure the offset.

An application must be accompanied by an NVR report, a report that addresses
topographic and land information, a site assessment, rare or threatened species, includes
recent photographs, any informs of past removal of native vegetation, the assessment
against avoid, minimise, and an offset statement.

Given the native vegetation removal was in Crown road reserve it was required to be
referred to DELWP who gave conditional consent.

The decision guidelines of Clause 65

The matters set out in section 60 of the Act.

These have been considered in the
report.

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

Unknown.

The Municipal Planning Strategy and the
Planning Policy Framework.

These have been considered in the
report.

The purpose of the zone, overlay or other
provision.

Considered in the report.

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

As above.

The orderly planning of the area.

It is considered that the proposal
can be considered, is not prohibited
and is a requirement to allow for
works to be undertaken for net
community benefit.

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

The fact that the three step
approach has been undertaken as
required and DELWP are satisfied
that it has, with the amount of
vegetation to be removed minimised
and offsets to be provided, that the
effect on the environment, human
health and amenity of the area is
minimised.

The proximity of the land to any public land.

This is a public road.

Factors likely to cause or contribute to land

degradation, salinity or reduce water quality.

Unknown however the removal of
any vegetation always has potential
to impact on these matters.
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Whether the proposed development is The development is for a road and

designed to maintain or improve the quality | drainage provisions will be

of stormwater within and exiting the site. implemented.

The extent and character of native The extent has been assessed in a

vegetation and the likelihood of its satisfactory manner and referred to

destruction. DELWP who have given conditional
consent.

Whether native vegetation is to be or can be | A large extent of native vegetation
protected, planted or allowed to regenerate. | has been protected so that it is not
required to be removed.

The degree of flood, erosion or fire hazard There are no overlays to suggest
associated with the location of the land and | there is a heightened risk from flood,

the use, development or management of erosion or fire.
the land so as to minimise any such hazard.
The adequacy of loading and unloading Not applicable.

facilities and any associated amenity, traffic
flow and road safety impacts.

Other relevant adopted State policies/strategies T (e.g. Melbourne 2030.)
Guidelines for the removal, destruction or lopping of native vegetation (DELWP 2017)

Relevant incorporated, reference or adopted documents
There are no relevant incorporated, reference or adopted documents.

Relevant Planning Scheme amendments
There are no relevant planning scheme amendments.

Risk Management
The author of this report considers that there are no significant Risk Management factors
relating to the report and recommendation.

Strategic Links 7 policy implications and relevance to Council Plan
The author of this report considers that the report is consistent with Council Policies, key
strategic documents and the Council Plan.

Summary of Key Issues and Assessment

1 Has the site been assessed to avoid and minimise the amount of native vegetation
in respect of the proposed development?
1 The objections.

Officer Response:

The policy directs planning to protect the heal
biodiversity, these systems support. Planning must ensure that decision making takes into
account the impacts of land use and development, considering cumulative impacts and
any fragmentation of habitat. In response to these policies, it is considered that the safety
aspects of maintaining and upgrading council roads and in this application, the junction at
Harrys Creek and Bonnie Doon Roads, and the need to remove the minimal amount of
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vegetation possible, has been worked through and the outcome is that minimal number of
trees are to be removed. There are no cumulative impacts that have been informed from
prior vegetation removal and this area is already fragmented (as informed by the
Biodiversity Report) but is being revegetated by community groups to create wildlife
corridors connectivity and enhance the biodiversity generally.

The policy directs planning to ensure that there is no net loss as a result of removal,
destruction or lopping and this is achieved through the three-step process in accordance
with the Guidelines. The applicant provided a Biodiversity Report that covered all the
requirements under the Guidelines and this was referred to DELWP who were satisfied
that the process had been carried out in accordance with the Guidelines. An offset is being
provided and this will be located within the catchment area or the shire itself.

It is concluded that the requirement for the upgrade of the road is of net community benefit
and that the assessment minimising removal of native vegetation to allow this
development, supports the objectives of planning, relevant policy and Clause 52.17.

The objections are relevant and pertinent to the policy directives to planning and they have
been considered. The Officer Responses are based on the statutory processes and
regulatory policy. The Engineering based objections such as speed, design, alternative
routes allowed for review from them, which is included in the Officer Responses.

Conclusion
After due assessment of all the relevant factors, it is considered appropriate to grant a
planning permit, subject to conditions.

Decision:
Delegate Report A Committee Report A
Determination: | Choose an item. Determination Date:

Endorsed Plans:
Date: Plan Numbers:

Declaration:

In making this decision as a delegated Officer, | declare that | have had regard to the
decision-making requirements of the Strathbogie Shire Council's Governance Rules 2020
outlined by Rule 6 and have:

Made a fair, balanced, ethical and impartial decision - Sub Rule 6(c)(i) X

Made a decision based on merits, free from favouritism or self-interest
and without regard to irrelevant or unauthorised considerations- Sub Rule 6 (c)(ii)

Applied the principles of natural justice to my decision, ensuring any person whose
rights will be directly affected by the decision has been entitled to communicate their
views and have their interests considered - Sub Rule 6(d) N/A

Identified the person or persons whose rights will be directly affected Sub Rule 6(e)(i) X
Given notice of the decision Council must make under Sub Rule G(e)(i) N/A
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Ensured that such person(s) have had an opportunity to communicate their views and
have their interests considered before | made the decision - Sub Rule 6(e)(i) N/A

Included information about how I've met these Sub Rules in my delegate report-
Sub Rule 6(e)(iv) X

Attachments

Plans for endorsement

Assessing Gillian Williamson

Officer: Principal Planner Reviewing Officer:

Signature: G Williamson Signature: 6 C Zé
Date: 16/02/2022 Date: 17/2/2022

Copy of permit to:
DELWP
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9.1.3 Planning Permit Application No. P2021-165 - Six Lot Subdivision ~ 280-282
High Street, Nagambie VIC 3608

Author: Town Planner
Responsible Director: Director Community and Planning

EXECUTIVE SUMMARY

I The proposal is to subdivide this commercial zoned land into six lots each having
access from Goulburn Street. This site is located within the main commercial
area of Nagambie and faces Lake Nagambie. This site is located at the
intersection of Goulburn and High Streets and also interfaces with residential
development on the other side of Goulburn Street in a residential zone.

I The application was advertised, and one objection was received. A key concern
was the potential impact of vehicle traffic entering and exiting the site from
Goulburn Street on dwellings located directly across Goulburn Street.

1 Council officers met with the objector outside the site to discuss concerns. The
provision of vehicle access through the site from Goulburn to High Street was
discussed with the Department of Transport (DoT) to try and minimise any
commercial activity impact on residents in Goulburn Street. DoT was not
supportive of this proposal requiring all vehicles to enter and exit the land from
Goulburn Street. Further detail is contained within the attached Officer Report.

1 The application has not been assessed within the statutory timeframe to give
consideration to the matters raised by the objector and the timing of the Council
Meeting.

I The proposal meets the objectives of the Planning Policy Framework, Local
Planning Policy Framework and the Purpose and Decision Guidelines of the

Zone.
M Itis recommended that Council resolve to issue a Notice of Decision to Grant a
Per mit in accordance with the Officerobs r

RECOMMENDATION
That Council

1. Having caused notice of Planning Application No. P2021-165 to be
given under Section 52 of the Planning and Environment Act 1987 and
or the planning scheme and having considered all the matters
required under Section 60 of the Planning and Environment Act 1987
decides to issue a Notice of Decision to Grant a Permit under the
provisions of Clause 34.01 of the Strathbogie Planning Scheme in
respect of the land known as (L1 TP123345 V9939 F713 Parish of
Tabilk), 280-282 High Street, Nagambie VIC 3608, for the Six Lot
Subdivision, in accordance with endorsed plans, subject to the
following conditions:



Strathbogie Shire Council Page 94 15/03/22
Council Meeting Agenda

9.1.3 Planning Permit Application No. P2021-165 - Six Lot Subdivision ~ 280-282 High
Street, Nagambie VIC 3608 (cont.)

Conditions:

Endorsed Plan Subdivision:

1. The subdivision must be carried out in accordance with the
endorsed plans and permit. The endorsed plans or permit can only
be altered or modified with the prior written consent of the
Responsible Authority.

General Amenity:

2. The subdivision must be managed so that the amenity of the area or
locality, in the opinion of the Responsible Authority, is not
detrimentally affected, through the:

a) transport of materials, goods or commodities 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, waste water, waste products, grit
or oil;

d) presence of vermin; and

e) others as appropriate.

Telecommunications:
3. The owner of the land must enter into an agreement with:

1 a telecommunications network or service provider for the
provision of telecommunication services to each lot shown on the
endorsed plan in accordance with the p
relevant legislation at the time; and

i a suitably qualified person for the provision of fibre ready
telecommunication facilities to each lot shown on the endorsed
plan in accordance with any industry specifications or any
standards set by the Australian Communications and Media
Authority, unless the applicant can demonstrate that the land is in
an area where the National Broadband Network will not be
provided by optical fibre.

4. Before the issue of a Statement of Compliance for any stage of the
subdivision under the Subdivision Act 1988, the owner of the land
must provide written confirmation from:

1 atelecommunications network or service provider that all lots are
connected to or are ready for connection to telecommunications
services i n accordance with the prov
relevant legislation at the time; and

1 a suitably qualified person that fibre ready telecommunication
facilities have been provided in accordance with any industry
specifications or any standards set by the Australian
Communications and Media Authority, unless the applicant can
demonstrate that the land is in an area where the National
Broadband Network will not be provided by optical fibre.
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9.1.3 Planning Permit Application No. P2021-165 - Six Lot Subdivision ~ 280-282 High

Street, Nagambie VIC 3608 (cont.)

Public Open Space Contribution:

5. Before the statement of compliance is issued under the Subdivision

Act 1988, the owner must pay to the responsible authority a sum
equivalent to five per cent of the site value of all the land in the
subdivision.

The owners must advise Council, in writing, to undertake the property
valuation and must pay the Council 6s r ec
to provide such a valuation for payment in lieu of the public open

space contribution.

Street Numbering:

6. Prior to certification of the plan of subdivision, the owner must

complete and duly sign a Statutory Declaration agreeing to the
allocation of street numbers.

Engineering Conditions:

Drainage Discharge Plan

7. Prior to certification 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 information submitted must show the details listed in the
council 6s I nfrastructure Design Manual
accordance with the requirements of that manual.
The information and plans must include:
a. details of how the works on the land are to be drained and/or
retarded.
b. computations including total energy line and hydraulic grade
line for the existing and proposed drainage as directed by
Responsible Authority.

Prior to issue of a Statement of Compliance all works constructed or
carried out must be in accordance with those plans. to the satisfaction
of the Responsible Authority.

Urban Vehicle Crossing Requirements

9.

Prior to issue of Statement of Compliance, vehicular crossings shall
be constructed to the satisfaction of the Responsible Authority, and
shall comply with the following:

a. standard vehicular crossings shall be constructed at right
angles to the road to suit the proposed driveways, and any
existing redundant crossing shall be removed and replaced
with concrete (kerb and channel);
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9.1.3 Planning Permit Application No. P2021-165 - Six Lot Subdivision ~ 280-282 High

Street,

Nagambie VIC 3608 (cont.)

b. any proposed vehicular crossing shall have satisfactory
clearance to any side-entry pit, power or Telecommunications
pole, manhole cover or marker, or street tree. Any relocation,
alteration or replacement required shall be in accordance with
the requirements of the relevant Authority and shall be at the
applicant 6s expense;

c. crossings shall be at least 9 metres apart.

Council Assets

10.

11.

Before the subdivision works commence, the owner or developer
must submit to the Responsible Authority a written report and photos
of any prior damage to public infrastructure. Listed in the report must
be the condition of kerb & channel, footpath, seal, street lights, signs
and other public infrastructure fronting the property and abutting at
least two properties either side of the development. Unless identified
with the written report, any damage to infrastructure post construction
will be attributed to the development. The owner or developer of the
subject land must pay for any damage caused to the Councils
assets/Public infrastructure caused as a result of the development or
use permitted by this permit.

Appropriate steps must be taken to retain all silt and sediment on site
during the construction phase (including existing dwelling and shed
removal) to the satisfaction of the Responsible Authority and must be
carried out in accordance with the following EPA guidelines and
policies: -
a. Environmental Guidelines for Major Construction Sites (EPA
publication No. 480, December 19985); and
b. Construction Techniques for Sedimentation Pollution Control
(EPA publication No. 275, May 1991)

AusNet Services Conditions:

12. The applicant must i

1 Enter into an agreement with AusNet Electricity Services Pty Ltd
for supply of electricity to each lot on the endorsed plan.

1 Enter into an agreement with AusNet Electricity Services Pty Ltd
for the rearrangement of the existing electricity supply system.

1 Rearrange, to the satisfaction of AusNet Electricity Services Pty
Ltd, any existing private electric lines that cross boundaries of
the proposed lots to supply existing installations. Such lines
shall be constructed with underground cables.

Goulburn Valley Region Water Corporation Conditions:

13. Payment of new customer contribution charges for water supply to

the development, such amount being determined by the Corporation
at the time of payment.

14. Provision of reticulated sewerage and associated construction works

to each allotment within the devel
in accordance with standards of construction adopted by and to the
satisfaction of the Goulburn Valley Region Water Corporation.

opment
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9.1.3 Planning Permit Application No. P2021-165 - Six Lot Subdivision ~ 280-282 High
Street, Nagambie VIC 3608 (cont.)

15. Any existing water service that crosses any of the proposed allotment
boundaries within the proposed development must be disconnected
and re-located at the developer's expense, to be wholly within one
allotment only, including notification of the proposed lot to be
serviced by the existing water metre, to the satisfaction of the
Goulburn Valley Region Water Corporation.

16. Payment of new customer contributions charges for sewerage
services to the development, such amount being determined by the
Corporation at the time of payment.

17. Provision of combined sewer drains with an inspection opening to
each allotment within the devel opment, P2
accordance with the standards of construction adopted by and to the
satisfaction of Goulburn Valley Region Water Corporation. Inthe case
of a multi-tenement development the works required are to be carried
out in accordance with AS3500.2 i Sanitary plumbing and drainage i
and include disconnection of any existing house connection drain to
the satisfaction of the Corporationédés Pr

18. Provision of easements in favour of the Goulburn Valley Region Water
Corporation over all existing and proposed sewer mains located
within private property.

19. A notation is to be placed on the plan of subdivision to note that
pursuant to Section 12(2) of the Subdivision Act 1988, there exists
"implied easements" over all of the allotments and the common
property within the development.

20. Alternatively, the developer is to provide a two metre wide sewerage
easement over the common portion of the house connection drain, in
favour of the benefiting land, to the satisfaction of the Goulburn Valley
Region Water Corporation.

21. The operator under this permit shall be obliged to enter into an
agreement with Goulburn Valley Water Corporation relating to the
design and construction of any sewerage or water works required.
The form of such agreement shall be to the satisfaction of Goulburn
Valley Water. A copy of the format of the agreement will be provided
on request.

22. The plan of subdivision lodged for certification is to be referred to the
Goulburn Valley Region Water Corporation pursuant to Section 8(1) of
the Subdivision Act, 1988.

Department of Transport Conditions:
23. No access will be permitted from the subject land to High Street.
Access will only be permitted via Goulburn Street.




Strathbogie Shire Council Page 98 15/03/22
Council Meeting Agenda

9.1.3 Planning Permit Application No. P2021-165 - Six Lot Subdivision ~ 280-282 High
Street, Nagambie VIC 3608 (cont.)

24. Prior to the release of statement of compliance, the existing access to
High Street must be removed and the area must be reinstated to the
satisfaction of and at no cost to Head, Transport for Victoria.

Expiry of a permit i subdivision:
25. This permit will expire if:

a) The plan of subdivision is not certified within two years from the
date of this permit; or

b) The subdivision is not completed within five years from the date of
certification of the plan of subdivision.

The Responsible Authority may extend the time at part (a) if a request

is made in writing before the permit expires or within six months

afterwards.

Planning Notes
1 This proposal has not been assessed against Clause 56.

1 This Permit does not authorise the creation of a new access
way/crossover. Before any such development may commence, the
Applicant must apply for and obtain appropriate approval from
Council.

PURPOSE AND BACKGROUND

The proposal is to subdivide the vacant land into six lots with access from Goulburn
Street to all lots. This site is located within the main commercial area of Nagambie
and faces Lake Nagambie.

Subject site: Aerial view of site
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9.1.3 Planning Permit Application No. P2021-165 - Six Lot Subdivision ~ 280-282 High
Street, Nagambie VIC 3608 (cont.)
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Subject site: Proposed site subdivision layout

ISSUES, OPTIONS AND DISCUSSION

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that priority is to be given to achieving the best outcomes for the
municipal community, including future generations.

Council is a Responsible Authority under the Planning and Environment Act 1987
(the Act). In this role, Council administers the Strathbogie Planning Scheme
(Planning Scheme) and, among other things, determines planning permit
applications made for the use and development of land within the municipality.

Under delegated authority of Council, Council Officers determine some matters.
Any application that receives objections is required to be heard at Council.

SUMMARY OF KEY ISSUES
9 The interface on Goulburn Street between commercial and residential.
1 Land adjacent to the Principal Road Network and vehicle access.

A response to these key issues are within the attached Officer Report.

COMMUNITY ENGAGEMENT
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that the municipal community is to be engaged in strategic planning
and strategic decision making.
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9.1.3 Planning Permit Application No. P2021-165 - Six Lot Subdivision ~ 280-282 High
Street, Nagambie VIC 3608 (cont.)

Individual applications consider these requirements through assessment phase of

each application as per the Planning and Environment Act 1987 and the provisions

of the Strathbogie Planning Scheme. The application was advertised to adjacent

and nearby owners and occupiers. The pror
website. The notice was carried out in accordance with the legislation, with one

objection received. Council officers met with the objector near the site to discuss

the concerns. Council Officers and the applicant tried to negotiate an alternative

outcome with the Department of Transport to enable access in via Goulburn Street

and egress through to High Street however DoT were not supportive. The objector

was informed.

POLICY CONSIDERATIONS

Council Plans and Policies
There are no implications on the Council Plan or any Council Policies as a result of
this decision.

Regional, State and National Plans and Policies

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that regional, state and national plans and policies are to be taken into
account in strategic planning and decision making.

The State policies are considered in the Officer Report attached.

LEGAL CONSIDERATIONS

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that Council decisions are to be made and actions taken in accordance
with the relevant law.

This proposal is being considered under Section 61 of the Planning and
Environment Act 1987.

Conflict of Interest Declaration

All officers and contractors involved in the preparation of this report have signed a
written declaration that they do not have a conflict of interest in the subject matter
of this report.

Transparency
One of the overarching governance principles of the Local Government Act 2020
is that the transparency of Council decisions, actions and information is to be

ensured.
This application is being heard by Council due to the receipt of an objection to the
proposal. The report wild.l be publicly avai

application in a public Council Meeting will allow all parties the opportunity to be
heard by the Council prior to a decision being made.

SUSTAINABILITY CONSIDERATIONS

One of the overarching governance principles of the Local Government Act 2020
is that the economic, social and environmental sustainability of the municipal district
including mitigation and planning for climate change risks, is to be promoted.
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9.1.3 Planning Permit Application No. P2021-165 - Six Lot Subdivision ~ 280-282 High
Street, Nagambie VIC 3608 (cont.)

Economic
This proposal is appropriate for the zone and location along High Street Nagambie.
It will allow for further input into the economy should development occur.

Social

The planning scheme directs planning to identify and zone appropriate locations
for a range of residents and visitors needs. This site aligns with the zone and
policies.

Environmental
There will be no negative environmental outcomes from this proposal given it is in
an appropriately zoned location. The site has no vegetation on it.

Climate change

The Strathbogie Planning Scheme has incorporated broader considerations on
Climate Change and potential development could result in an outcome that utilises
Environmentally Sustainable Design elements.

HUMAN RIGHTS CONSIDERATIONS

There are no human rights implications with this proposal. The application is being
assessed in accordance with relevant legislation, and all parties will be afforded all
relevant rights of appeal at the Victorian Civil and Administrative Tribunal.

CONCLUSION

After due assessment of all the relevant factors, it is considered appropriate to issue
a Notice of Decision to Grant a Permit.

ATTACHMENTS
Attachment 1: Officer Planning Report
Attachment 2: Plans for Endorsement
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ATTACHMENT 1.

Officer Planning Report

Application Details:

Application is for:

Six Lot Subdivision

Applicant 6s/ Own ¢

Andrew Smith

Date Received:

02 September 2021

Statutory Days:

More than 60 days

Application Number:

P2021-165

Planner: Name, title & department

Gillian Williamson Principal Planner
Planning and Investment Department

L1 TP123345 V9939 F713 Parish of Tabilk

Is a CHMP required?

Land/Address: 280-282 High Street, Nagambie VIC 3608
Zoning: Commercial 1 Zone
Overlays: No Overlay

No

There is no ACHS

Is it within an Open Potable
Catchment Area?

No

Under what clause(s) is a permit
required? (include description)

Commercial 1 Zone

Pursuant to Clause 32.01-3 a permit is required to
subdivide land.

Land Adjacent to the Principal Road Network

Pursuant to Clause 52.29-2 a permit is required to
subdivide land adjacent to a road in a TZ2.

An application must be referred under S55 to Head
Transport for Victoria.

The subject site has existing access from High Street to
the whole site.

Clause 52.02 Easements, Restrictions and Reserves

A permit is usually required to create an easement
however if it is being proposed as part of a subdivision or
consolidation then a planning permit is not required. This
proposal creates an easement of way under S23 which
is included in a plan of subdivision.

Restrictive covenants on the title? | Nil
Current use and development: Vacant
Adjacent to Principal Road Yes T72
Network

Status of Road on Road Register | TZ2
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Adjacent to Public Land

No

Current use and development:

Vacant commercial land

Application Checklist:

Application form
X

Title enclosed
X

Fee paid
X

Site Plan
X

Plans of Proposal
X

Planning Report
X

Supporting Information
X

Effluent Disposal
4]

Other
5

Disclosure of Conflicts of Interest in relation to advice provided in this report
After reading the definitions of a general or material conflict of interest as defined by the

Local Government Act 2020, do you have a conflict of interest?

Yes o

(if YES, please complete a Conflict of Interest and Declaration Making Declaration form)

No X

Recommendation
That Council

1. Having caused notice of Planning Application No. P2021-165 to be given under
Section 52 of the Planning and Environment Act 1987 and or the planning scheme;
and having considered all the matters required under Section 60 of the Planning
and Environment Act 1987 decides to issue a Notice of Decision to Grant a
Permit under the provisions of Clause 34.01 of the Strathbogie Planning Scheme
in respect of the land known as (L1 TP123345 V9939 F713 Parish of Tabilk), 280-
282 High Street, Nagambie VIC 3608, for the Six Lot Subdivision, in accordance

with endorsed plans, subject to the following conditions:

Conditions:

Endorsed Plan Subdivision:

1. The subdivision must be carried out in accordance with the endorsed plans and
permit. The endorsed plans or permit can only be altered or modified with the
prior written consent of the Responsible Authority.

General Amenity:

2. The subdivision must be managed so that the amenity of the area or locality, in the
opinion of the Responsible Authority, is not detrimentally affected, through the:
f) transport of materials, goods or commaodities to or from the land,;
g) appearance of any building, works or materials;
h) emission of noise, artificial light, vibration, smell, fumes, smoke, vapour, steam,
soot, ash, dust, waste water, waste products, grit or oil;
i) presence of vermin; and

j) others as appropriate.

Telecommunications:

3. The owner of the land must enter into an agreement with:
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I atelecommunications network or service provider for the provision of
telecommunication services to each lot shown on the endorsed plan in
accordance withthe provi der 6s requirements and r el
time; and
9 a suitably qualified person for the provision of fibre ready telecommunication
facilities to each lot shown on the endorsed plan in accordance with any
industry specifications or any standards set by the Australian Communications
and Media Authority, unless the applicant can demonstrate that the land is in
an area where the National Broadband Network will not be provided by optical
fibre.

4. Before the issue of a Statement of Compliance for any stage of the subdivision
under the Subdivision Act 1988, the owner of the land must provide written
confirmation from:

I atelecommunications network or service provider that all lots are connected
to or are ready for connection to telecommunications services in accordance
with the providerobés requirements and rele

9 a suitably qualified person that fibre ready telecommunication facilities have
been provided in accordance with any industry specifications or any standards
set by the Australian Communications and Media Authority, unless the
applicant can demonstrate that the land is in an area where the National
Broadband Network will not be provided by optical fibre.

Public Open Space Contribution:
5. Before the statement of compliance is issued under the Subdivision Act 1988, the
owner must pay to the responsible authority a sum equivalent to five per cent of the
site value of all the land in the subdivision.

The owners must advise Council, in writing, to undertake the property valuation and
must pay the Council dés reasonable costs and
for payment in lieu of the public open space contribution.

Street Numbering:
6. Prior to certification of the plan of subdivision, the owner must complete and duly
sign a Statutory Declaration agreeing to the allocation of street numbers.

Engineering Conditions:
Drainage Discharge Plan

7. Prior to certification 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 information submitted must
show the detailsli st ed i n the council és I nfrastructu
designed in accordance with the requirements of that manual.
The information and plans must include:

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

b. computations including total energy line and hydraulic grade line for the

existing and proposed drainage as directed by Responsible Authority.

8. Prior to issue of a Statement of Compliance all works constructed or carried out
must be in accordance with those plans. to the satisfaction of the Responsible
Authority.
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Urban Vehicle Crossing Requirements

9.

Prior to issue of Statement of Compliance, vehicular crossings shall be
constructed to the satisfaction of the Responsible Authority, and shall comply with
the following:

d. standard vehicular crossings shall be constructed at right angles to the
road to suit the proposed driveways, and any existing redundant crossing
shall be removed and replaced with concrete (kerb and channel);

e. any proposed vehicular crossing shall have satisfactory clearance to any
side-entry pit, power or Telecommunications pole, manhole cover or
marker, or street tree. Any relocation, alteration or replacement required
shall be in accordance with the requirements of the relevant Authority and
shallbeatt he applicantds expense,;

f. crossings shall be at least 9 metres apart.

Council Assets

10.

11.

Before the subdivision works commence, the owner or developer must submit to
the Responsible Authority a written report and photos of any prior damage to
public infrastructure. Listed in the report must be the condition of kerb & channel,
footpath, seal, street lights, signs and other public infrastructure fronting the
property and abutting at least two properties either side of the development.
Unless identified with the written report, any damage to infrastructure post
construction will be attributed to the development. The owner or developer of the
subject land must pay for any damage caused to the Councils assets/Public
infrastructure caused as a result of the development or use permitted by this
permit.

Appropriate steps must be taken to retain all silt and sediment on site during the
construction phase (including existing dwelling and shed removal) to the
satisfaction of the Responsible Authority and must be carried out in accordance
with the following EPA guidelines and policies: -
a. Environmental Guidelines for Major Construction Sites (EPA publication
No. 480, December 19985); and
b. Construction Techniques for Sedimentation Pollution Control (EPA
publication No. 275, May 1991)

AusNet Services Conditions:

12.

The applicant must i

1 Enter into an agreement with AusNet Electricity Services Pty Ltd for supply of
electricity to each lot on the endorsed plan.

1 Enter into an agreement with AusNet Electricity Services Pty Ltd for the
rearrangement of the existing electricity supply system.

1 Rearrange, to the satisfaction of AusNet Electricity Services Pty Ltd, any
existing private electric lines that cross boundaries of the proposed lots to
supply existing installations. Such lines shall be constructed with
underground cables.

Goulburn Valley Region Water Corporation Conditions:

13. Payment of new customer contribution charges for water supply to the

development, such amount being determined by the Corporation at the time of
payment.
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14.

15.

16.

17.

18.

19.

20.

21.

22.

Provision of reticulated sewerage and associated construction works to each
all ot ment within the development, at
standards of construction adopted by and to the satisfaction of the Goulburn Valley
Region Water Corporation.

Any existing water service that crosses any of the proposed allotment boundaries
within the proposed development must be disconnected and re-located at the
developer's expense, to be wholly within one allotment only, including notification
of the proposed lot to be serviced by the existing water metre, to the satisfaction of
the Goulburn Valley Region Water Corporation.

Payment of new customer contributions charges for sewerage services to the
development, such amount being determined by the Corporation at the time of
payment.

Provision of combined sewer drains with an inspection opening to each allotment
wi t hin t he devel opment , at t he deve
standards of construction adopted by and to the satisfaction of Goulburn Valley
Region Water Corporation. In the case of a multi-tenement development the works
required are to be carried out in accordance with AS3500.2 T Sanitary plumbing
and drainage i and include disconnection of any existing house connection drain

t he de

|l oper 6

tot he satisfaction of the Corporationds Propg

Provision of easements in favour of the Goulburn Valley Region Water Corporation
over all existing and proposed sewer mains located within private property.

A notation is to be placed on the plan of subdivision to note that pursuant to Section
12(2) of the Subdivision Act 1988, there exists "implied easements"” over all of the
allotments and the common property within the development.

Alternatively, the developer is to provide a two metre wide sewerage easement
over the common portion of the house connection drain, in favour of the benefiting
land, to the satisfaction of the Goulburn Valley Region Water Corporation.

The operator under this permit shall be obliged to enter into an agreement with
Goulburn Valley Water Corporation relating to the design and construction of any
sewerage or water works required. The form of such agreement shall be to the
satisfaction of Goulburn Valley Water. A copy of the format of the agreement will
be provided on request.

The plan of subdivision lodged for certification is to be referred to the Goulburn
Valley Region Water Corporation pursuant to Section 8(1) of the Subdivision Act,
1988.

Department of Transport Conditions:

23.

24.

No access will be permitted from the subject land to High Street. Access will only
be permitted via Goulburn Street.

Prior to the release of statement of compliance, the existing access to High Street
must be removed and the area must be reinstated to the satisfaction of and at no
cost to Head, Transport for Victoria.

Expiry of a permit i subdivision:

25.

This permit will expire if:
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c) The plan of subdivision is not certified within two years from the date of this
permit; or

d) The subdivision is not completed within five years from the date of certification
of the plan of subdivision.

The Responsible Authority may extend the time at part (a) if a request is made in

writing before the permit expires or within six months afterwards.

Planning Notes
9 This proposal has not been assessed against Clause 56.

1 This Permit does not authorise the creation of a new access way/crossover.
Before any such development may commence, the Applicant must apply for and
obtain appropriate approval from Council.

Proposal

The proposal is for a six lot subdivision in commercially zoned land 1

| FoJuo0r 1m

AFFRONMATE
TRUE MORTH

/ ~
S
{NOT IN SUBDIVISICN) Q‘-:U
/ ~
©

=
g
=
L

Lot 6 exists currently as an easement of way. A new easement of way from Goulburn is
also being created to allow for access to all lots.

Subject site & locality

Inspection date/s: 25 Jan 2022 | Officer: Gill Williamson and Notes: Met with objector /
Trish Hall site in an appropriate zone
and location for future
commercial uses i talked
with DoT about allowing use
of existing crossover to Lot
4 and High St to ease
objector concerns (one way
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flow of traffic from Goulburn
thru High)

The site was visited on 25/1/2022. It is located within the main commercial strip along
Nagambie High Street and is opposite the lake. It is on the corner of High and Goulburn
Sts adjacent to a roundabout and on a busy road along both boundaries. The site is flat,
has access to all utilities and will provide for commercial development.

Permit/Site History
P2007-021 Development, Subdivision i granted

Further Information

Further Information Required: 3 Yes X No
What was requested?
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FI Requested: FI Received:

Advertising/Public Notification

Please provide comment

Is notification/advertisement required under section 52? X Yes & No & Exempt

Advertised by: x Council X Applicant
Site plan selected: X Plan and Report Yes
X Advertising list
Add Instructions on 3 Yes X No
Spear
Letters:Yes Signs: Yes Paper: No Sent: «Date» Stat Dec Rec: «Date»
Objections received? X Yes 5 No Number:1

Council officers met with the objector near the site to talk over the concerns which are i

Objection

Officer Response

Objection 1
1 Unclear as to the proposed uses

and feel disadvantaged due to this
as to what impacts may be.

1 Adverse effect on privacy, lifestyle
and amenity regards the current
design.

1 Easement 1 location being
opposite i particularly to a

bedroom.

9 Increase in noise, dust, exhaust
emissions.

9 Car headlights will shine into
home.

9 Car parking accommodated.

1 Easement creates two way access
T potential for one way through
from Goulburn to High Street via
proposed Lot 4.

It was explained that council is only able
to consider the proposal before them
which is for subdivision and until such
time as an application is received for
use/development, it is considered that the
most likely uses are going to be
commercial and maybe accommodation.
The main concern arises from the
easement E-1 which is two way and if
there is traffic at night using lights then
they will be directed into the dwellings
opposite which have habitable rooms
fronting Goulburn which will be impacted.
Noise, dust and exhaust emissions
should be an expectation in this location
of Nagambie which is extremely busy
being two main interconnecting roads and
a roundabout. There is an industrial area
further down Goulburn and trucks use this
road to access High Street regularly. This
is a commercial area that interfaces
directly with General Residential Zone.
What was discussed was i

One way easement through from
Goulburn to High i DoT to respond i
Resident to talk to councillors about
potential for truck bypass route from
industrial estate now town growing and
High Street from Goulburn very busy with
ordinary traffic particularly during peak
seasons for tourists.

Car parking will be accommodated on site
for each lot and dependent on what
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development and use is proposed, car
parking will be assessed as a pivotal point
of whether or not that use can be
accommodated on that lot and that will be
assessed at time of any permit.
Unfortunately DoT have not allowed any
access from High Street and only allowed
from Goulburn Street.

Consultation

The objectors requested to meet the planners and this was arranged.

Referrals

REFERRALS

is applied

Add instructions on SPEAR:

Please refer to Spear and file for
referral responses and all referral
authority responses have been
translated into the conditions

NB was referred to GBCMA as a
S52 because under C052 the LSIO

X Yes

3 No

Referrals

Authority

Type of
Referral

Referral
Clause and
Description

Additional
Instructions

Date
sent

Date received including

Advice/Response/Condition

External Referrals/Notices required by the Planning Scheme:

Assessment

The zoning of the land and any relevant overlay provisions

Commercial 1 Zone

The purpose is to create vibrant mixed commercial uses including for retail, office,
business, entertainment and community uses, and accommodation at complementary

densities.

Pursuant to Clause 34.01-3 a permit is required to subdivide land.
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The subject site is located within 30m from General Residential Zone and therefore
requires notification to address amenity impacts.

Appropriate decision guidelines are considered to be 1

1 The interface with adjoining zones, especially the relationship with residential
areas.

1 Provision for vehicles providing for supplies, waste removal and emergency
services and public transport.

1 The effect the subdivision will have on the potential of the area to accommodate
the uses which will maintain or enhance its competitive strengths.

Officer Response

This subject site is adjacent to General Residential Zone and there are dwellings within
30m that front Goulburn Street with habitable rooms and this has stimulated one objection,
which has been taken on board and a revision for one way access from Goulburn thru to
High was suggested, however DoT were not supportive. The proposal remains as
originally proposed.

An easement E-1 provides 4m access to each lot and this is to accommodate in the advent
of development, car parking on site for workers, residents, visitors, deliveries and storage
of waste bins. It is likely that emergency vehicles would park on High or Goulburn if
required.

The constraints of the lots regarding size, accessibility, capability for car parking and any
requirements, will guide uses and development. This is a well located site on the main
stretch of Nagambie High Street with access to shops, services and the lake and it is highly
likely that they will be popular and form ongoing enhancement of this commercial and
tourist precinct.

The Planning Policy Framework (PPF) and The Local Planning Policy Framework
(LPPF) - including the Municipal Strategic Statement (MSS) and local planning
policies

Clause 11 Settlement i planning is to anticipate and respond to the needs of existing and
future communities through the provision of commercial and other uses in appropriate
locations.

Clause 15.01-3S Subdivision Design i to ensure the design of subdivision achieves
attractive, safe, accessible, diverse and sustainable neighbourhoods.

Clause 17.02 Commercial i planning is to encourage development that meets the
community need for retail, entertainment, office and other commercial services. Planning
is directed to plan for an adequate supply of commercial land in appropriate locations.

Clause 21.03 71 Local Areas 1 Nagambie i the population is growing significantly and the
objective is to grow Nagambie as an agricultural service centre as well as a visitor,
lifestyle and retirement centre, with the retention of High Street as the retail and
community focus of Nagambie. The Structure Plan encourages the utilisation and
intensification of the CBD on High Street.

Clause 21.06 Sustainable Economic Growth i planning is directed to support retail and
commercial development within the Shire, encouraging retention of existing businesses,
a variety of new businesses and new development within town centres.
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Relevant Particular Provisions
Clause 52.29 Land Adjacent to the Principal Road Network

The purpose is to ensure appropriate access to the PRN and to ensure appropriate
subdivision of land adjacent to.

Pursuant to Clause 52.29-2 a permit is required to subdivide land adjacent to a road in
TZ2.

An application must be referred to DoT.
An application is exempted from notice and review rights under this clause.
Appropriate decision guidelines are considered to be 1

1 The views of the relevant road authority.

DoT initially responded that no access would be permitted from High Street, only from
Goulburn Street. However due to the objection and existing access from High Street, a
request was sent back to DoT for their reconsideration. Their final response is that no
access is allowed from High Street, only from Goulburn Street. The objector has been
notified.

Clause 53.10 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 a schedule or under Section 18 of the Subdivision
Act 1988.

Council has no schedule so a requirement of five per cent is required.

The decision guidelines of Clause 65.02

The suitability of the land for subdivision. The land is suitable for subdivision.
It is ideally located along High Street
and ideally zoned for commercial
uses and development.

The existing use and possible future On the other side of Goulburn Street
development of the land and nearby land. is GRZ1, however this is a busy
intersection and residents would be
aware of that. Industrial land is
further down Goulburn Street. This
site is on the corner on High and
Goulburn where there is a
roundabout, lakeside and hotel
opposite. This site is highly likely to
be developed for commercial

activities.
The availability of subdivided land in the Commercial land along Nagambie
locality, and the need for the creation of High Street is in demand and older
further lots. buildings and vacant sites are being

developed as the population grows.
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The effect of development on the use or
development of other land which has a
common means of drainage.

Drainage will be addressed by
Engineering conditions.

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

The subdivision pattern is not
completely tidy but access is
available to all lots created.

The density of the proposed development.

There are a range of lot sizes along
the High Street but currently the
density is medium.

The area and dimensions of each lot in the
subdivision.

Between 400 and 500 sgm

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

Goulburn Street runs along the
southern boundary and High Street
along the western boundary.

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

An easement of way allows for
vehicles to access each lot along
with pedestrians. However
patronage is likely from the front of
each lot.

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

Not applicable

The staging of the subdivision.

Not applicable

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

Not applicable as development is
not proposed at this stage.

The provision of off-street parking.

This is provided for given the
easement of way.

The provision and location of common
property.

Not applicable.

The functions of any body corporate.

By law it is required to manage
common property.

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

All utilities are available to the lots.

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.

Reticulated is available.

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

There is no vegetation on site.

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

DoT have provided a response in
relation to this matter.
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Other relevant adopted State policies/strategies i (e.g. Melbourne 2030.)

Hume Regional Growth Plan 2014 7 Page 4 Part A Introduction - ..provides direction for
accommaodation growth and change including residential, employment, industrial,
commercial, agricultural and other rural activities.

Nagambie is identified as a location that will grow.

Relevant incorporated, reference or adopted documents

Nagambie Growth Management Strategy 2008 i identify this site as a key entrance site
and therefore future development will be considered against this.

Nagambie Main Street Plan 2008 1 identifies this site as being within the existing
business area.

Relevant Planning Scheme amendments
Once C052 is gazetted this subject site will be affected by the LSIO. The proposal was
referred as a Section 52 to GBCMA given it will be affected. They did not object.

Risk Management
The author of this report considers that there are no significant Risk Management factors
relating to the report and recommendation.

Strategic Links 7 policy implications and relevance to Council Plan
The author of this report considers that the report is consistent with Council Policies, key
strategic documents and the Council Plan.

Summary

The proposal is for a six lot subdivision that provides for commercially zoned lots with no
overlay controls, availability of utilities, and located along High Street, overlooking the lake,
to be created. The supporting advice from strategic documents is that this site is at what
is identified as the entrance to the main commercial drag coming in from the west but does
not say whether strategically this should remain a large lot or be subdivided down, rather
there is reference to built form for High Street.

This site proposes an easement from Goulburn Street to access the back of the lots
obviously to allow for car parking and deliveries primarily. DoT have not allowed access
through to High Street, which would have allowed at least some dissipation of vehicular
movements along the residential and commercial interface on Goulburn Street.

The objection was mainly focused on the easement and impact on residential amenity from
traffic, noise etc, however the objector lives in a fairly new home, on a very busy
intersection, and this vacant lot was always going to be developed given the growth in
Nagambie. Negotiations were undertaken on behalf of the objector to try to eliminate
matters raised but to no avail.

The proposal is weighted in favour of support when assessed against the relevant policies
and decision guidelines in the Planning Scheme and therefore a recommendation for
support is made.

Conclusion
After due assessment of all the relevant factors, it is considered appropriate to grant a
planning permit, subject to conditions.
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Decision:
Delegate Report Yes Council Report Yes for March 15" 2022
Determination: | Notice of Decision Determination Date;

Endorsed Plans:
Date: Plan Numbers:

Declaration:

In making this decision as a delegated Officer, | declare that | have had regard to the
decision-making requirements of the Strathbogie Shire Council's Governance Rules 2020
outlined by Rule 6 and have:

Made a fair, balanced, ethical and impartial decision - Sub Rule 6(c)(i) X

Made a decision based on merits, free from favouritism or self-interest
and without regard to irrelevant or unauthorised considerations- Sub Rule 6 (c)(ii) X

Applied the principles of natural justice to my decision, ensuring any person whose
rights will be directly affected by the decision has been entitled to communicate their
views and have their interests considered - Sub Rule 6(d) N/A

Identified the person or persons whose rights will be directly affected Sub Rule 6(e)(i) X
Given notice of the decision Council must make under Sub Rule G(e)(i) N/A

Ensured that such person(s) have had an opportunity to communicate their views and
have their interests considered before | made the decision - Sub Rule 6(e)(i) N/A

Included information about how I've met these Sub Rules in my delegate report-
Sub Rule 6(e)(iv) X

Attachments

Plans for endorsement

Assessing

Officer: Gillian Williamson Reviewing Officer:
Signature: G Williamson Signature:

Date: 10 February 2022 Date:

Copy of permit to:
DoT
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ATTACHMENT 2:

LU LISE OMLY

PRELIMINARY PLAN OF SUBDIVISION

PS903871H

LOCATION OF LAND

PARISH: TABILK
TOWMEHIP:

SECTION:

CROWN ALLOTMENT: 15 (PART)

CROWN PORTION: SUBDINEION B (PART)

COUNCIL MAME: STRATHBOGIE SHIRE COUNCIL

NOTATIONS

TITLE REFERENCE: VOLUME 8935 FOLI 713
LAST PLAN REFERENCE: LOT 1 ON TP1233450
POSETAL ADDRESS: 280-282 HIGH STREET
fat time of subdivision) MAGAMBIE VIC 3608
MGAXZI0 OO-ORDIMATES  E 335220 ZOME: 55
{of apprax. centre of land W 5927200 GO 20
in plan}
VESTING OF ROADS ANDIOR RESERVES
IDENTIFIER COUNCILBODYPERSON
HiL HLL
ROTATIONS

ETAGING: THIE IS MOT A STAGED SLBDNISION
PLANNING FERMIT Mo.:

DEFTH LIMITATION: DOES MOT APPLY.
EAMRNVEY: THIS FLAM |E BAEED: O8N EURVEY.

THIE BURYEY HAS BEEM CONMECTED TO PERMANENT

THE CARRIAGEWAY EASEMENT SHOWN E-1 O THIS PLAN IS
LIMITED IN HEKGHT TO 5m ABOVE SITE LEVEL.

MARKE Mo {51 N PROCLAIMED SURYEY AREA Mo - -
EASEMENT INFORMATION
LEGEMD: A« APPURTENANT EASEMENT E « ENCUMBERING EASEMENT R « ENCUMBERING EASEMENT [ROAD)
EAZEMENT PURPOSE WIDTH ORIGIM LAMD BEMEFITEDAN FAVOUR OF
REFEREMCE (METRES)
E-1 CARRIAGEWAY 4 THIS PLAN LOTS 1 TS 4 IN THIS PLAN

TERRAIN CONSULTING GROUP PTY LTD

SURVEYDRSE FILE REF: 21442

ORIGINAL SHEET
GIZE- A SHEET 1 OF 2

418 HIGH STREET, KEW
KEW VIC 3101
PH 9853 3352 FAX SAB53 BOOT

ANDREW CLINTON SMITH
VERSION: 1
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PS903871H
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TERRAIN COMSULTING GROUP PTY LTD SCALE 3 @ 1 8 8 3| DRIGIMAL SHEET SHEET 2
418 HIGH STREET 1:300 LEFGTIE MRE I METFRES SIZE: A%
;E\;;DEES;IQMFAJ{ BE53 8007 AMDREW CLINTON SMITH
SURVEYORS FILE REF: 21442 VERSIOHN: 1
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9.1.4 Planning Permit Application No. P2021-080 - Use and Development for a

Dwelling and Shed ~ 340 Polly McQuinns Road, Strathbogie VIC 3666

Author: Town Planner

Responsible Director: Director Community and Planning

EXECUTIVE SUMMARY

T

The proposal is to use and develop the land for a dwelling with associated
outbuilding. The dwelling is proposed on a small lot measuring approximately
29 hectares, in a farming area of minimum lot size 40 hectares. This site is not
identified within the Rural Residential Strategy 2004. The applicant has
provided a Farm Plan that proposes grazing of animals for meat production for
human consumption. The proposed farming activity is considered to not require
a dwelling given that there is stock grazed on similar lot sizes without a dwelling,
as can be common practice in farming areas. The site is located to the south of
the shire in the Strathbogie Ranges, along Polly McQuinns Road. This area is
known as being very attractive to visitors and there is demand for rural lifestyle
development in this location due to the attractive features and accessibility. The
subject site is located amongst seven large, productive farms, ranging in size
from 41 hectares to 173 hectares, which support the economy and employment
in the Shire. There are three smaller sites close to the subject site. The proposal
also assessed the erosion risk associated with the site.

This proposal was notified to surrounding owners and occupiers and three
objections have been received. The objections were passed to the applicant and
no response has been received which addresses matters raised. The objectors
have been corresponded with.

The application was referred to Agriculture Victoria who consider that this type
of grazing operation can be carried out without the need for a dwelling.

The application has not been assessed within the sixty-day timeframe due to
the need for the item to be heard before Council.

The proposal, having been assessed against the planning scheme, is not
weighted in favour of support, failing to meet the Purpose and Decision
Guidelines of the Farming Zone and gain support from the planning policy.

It is recommended that Council resolve to issue a Notice of Decision to Refuse
to Granta Permitinaccordance with the Officeros

RECOMMENDATION

That Council:

1. Having caused notice of Planning Application No. P2021-080 to be
given under Section 52 of the Planning and Environment Act 1987 and
having considered all the matters required under Section 60 of the
Planning and Environment Act 1987 decides to issue a Notice of
Decision to Refuse to Grant a Permit under the provisions of the
Strathbogie Planning Scheme in respect of the land known as (L1
TP402189 V6480 F876) 340 Polly McQuinns Road, Strathbogie VIC
3666, for the Use and Development for a Dwelling and Shed for the
following reasons:

recom
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9.1.4 Planning Permit Application No. P2021-080 - Use and Development for a Dwelling
and Shed ~ 340 Polly McQuinns Road, Strathbogie VIC 3666 (cont.)

a. The proposal does not support the Purpose of the Farming
Zone and does not weight in favour of support when assessed
against the appropriate decision guidelines of the Farming
Zone.

b. The proposal, when assessed against the policy throughout
the Strathbogie Planning Scheme, is not weighted in favour of
support. The relevant policy that provides direction, and which
does not weight in favour of support are i
Clause 11 Settlement
Clause 11.01 Victoria
Clause 11.02 Managing Growth
Clause 14 Natural Resource Management
Clause 14.01-1S Protection of Agricultural Land
Clause 21.01 Municipal Profile
Clause 21.01 Sustainable Settlement
Clause 21.02-3 Rural Residential
Clause 21.02-4 Rural Zones
Clause 21.06-2 Adapting and Diversifying Agriculture
Clause 22.01 Housing and House Lot Excision in the Farming
Zone.

PURPOSE AND BACKGROUND

The proposal is to use and develop land for a dwelling with an associated
outbuilding on a site that is 29 hectares in size, in a 40 hectares minimum lot size
area.

This site is located in the Strathbogie Ranges, along Polly McQuinns Road, and
although not identified as being farmland of state strategic significance, the area
does however currently comprise a number of large farms that are productive, as
evidenced by the ongoing importance of the agricultural industry to the shire by
way of economic input and employment.

A Farm Plan has been provided to support the requirement of the dwelling for the
endeavours of grazing and growing beef for human consumption.

A Land Capability Assessment has been provided to ensure that wastewater
management can be accommodated on site.

A Geotechnical Report has been provided to ensure that the risk from erosion and
landslide is low.

ISSUES, OPTIONS AND DISCUSSION

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that priority is to be given to achieving the best outcomes for the
municipal community, including future generations.
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9.1.4 Planning Permit Application No. P2021-080 - Use and Development for a Dwelling
and Shed ~ 340 Polly McQuinns Road, Strathbogie VIC 3666 (cont.)

Council is a Responsible Authority under the Planning and Environment Act 1987
(the Act). In this role, Council administers the Strathbogie Planning Scheme
(Planning Scheme) and, among other things, determines planning permit
applications made for the use and development of land within the municipality.

Under delegated authority of Council, Council Officers determine some matters.
Any application that is recommended for Refusal is heard before Council.

SUMMEARY OF KEY ISSUES

1 A proposed farming activity not considered to require a dwelling given
grazing on lots of 29ha is common practice without a dwelling;

1 A proposal that could potentially introduce plant and animal pests
including pets, and garden plants that are weeds;

1 A proposal which could potentially lead to incremental loss of farming
land; and

1 A proposal that could lead to the eventual loss of productive farming to the
economy.

COMMUNITY ENGAGEMENT
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that the municipal community is to be engaged in strategic planning
and strategic decision making.

Individual applications consider these requirements through assessment phase of

each application as per the Planning and Environment Act 1987 and the provisions

of the Strathbogie Planning Scheme. The application was advertised to adjacent

and nearby owners and occupiers. The pror
website. The notice was carried out in accordance with the legislation. Three

objections have been received.

The applicant has been informed that the proposal is being recommended for
refusal.

POLICY CONSIDERATIONS
Council Plans and Policies

There are no implications on the Council Plan or any Council Policies as a result of
this decision.

Regional, State and National Plans and Policies
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that regional, state and national plans and policies are to be taken into
account in strategic planning and decision making.

More information is provided in the Officer Report attached.
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9.1.4 Planning Permit Application No. P2021-080 - Use and Development for a Dwelling
and Shed ~ 340 Polly McQuinns Road, Strathbogie VIC 3666 (cont.)

LEGAL CONSIDERATIONS

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that Council decisions are to be made and actions taken in accordance
with the relevant law.

This proposal is being considered under Section 61 of the Planning and
Environment Act 1987.

Conflict of Interest Declaration

All officers and contractors involved in the preparation of this report have signed a
written declaration that they do not have a conflict of interest in the subject matter
of this report.

Transparency

One of the overarching governance principles of the Local Government Act 2020
is that the transparency of Council decisions, actions and information is to be
ensured.

This application is being heard by Council
refusal and that one or more objection has been received. The applicant has been

notified of this and directed to the Agenda for the Report, advised they will be

contacted with the resolution following the Council Meeting and reminded of their

avenue to VCAT should they wish to appeal any decision by Council.

SUSTAINABILITY CONSIDERATIONS

One of the overarching governance principles of the Local Government Act 2020
is that the economic, social and environmental sustainability of the municipal district
including mitigation and planning for climate change risks, is to be promoted.

Economic

This proposal is not supported as it will impact detrimentally on the local, state and
national economy should productive farming land be incrementally eroded due to
unmanaged demand for rural lifestyle development.

Social

There could be a detrimental i mpact on the
health and wellbeing, and support of each other, due to the encroachment of rural

lifestyle development.

Environmental

The application has been assessed against the relevant provisions of the Planning
and Environment Act 1987. No vegetation is proposed to be removed. The Farm
Plan indicates that there will be further plantings particularly along the river
environs, which will be fenced, to enhance the area and protect it from stock
invasion.

Climate change

The Strathbogie Planning Scheme has incorporated broader considerations on
Climate Change and as highlighted above the Farm Plan identifies that further
plantings would be undertaken, this in turn is an effective way of tackling climate
change caused by greenhouse gas.
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9.1.4 Planning Permit Application No. P2021-080 - Use and Development for a Dwelling
and Shed ~ 340 Polly McQuinns Road, Strathbogie VIC 3666 (cont.)

HUMAN RIGHTS CONSIDERATIONS

The application is being assessed in accordance with relevant legislation, and all
parties will be afforded all relevant rights of appeal at the Victorian Civil and
Administrative Tribunal.

CONCLUSION

After due assessment of all the relevant factors, it is considered appropriate to issue
a Notice of Decision to Refuse to Grant a Permit.

ATTACHMENTS
Attachment 1: Officer Planning Report
Attachment 2. Plans
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ATTACHMENT 1.

Officer Planning Report

Application Details:

Application is for:

Use and Development for a Dwelling and Shed

Applicant 6s/ Own e Troy Spencer
Date Received: 24 May 2021
Statutory Days: More than 60 days
Application Number: P2021-080

Planner: Name, title & department

Gillian Williamson Principal Planner
Planning and Investment

Lot 1 Title Plan 402189X

Land/Address: 340 Polly McQuinns Road, Strathbogie VIC 3666
Zoning: Farming Zone
Overlays: Bushfire Management Overlay

Erosion Management Overlay

Is a CHMP required?

No there is no Area of Cultural Heritage Sensitivity

Is it within an Open Potable
Catchment Area?

Yes i referral to GMW required Section 55

Under what clause(s) is a permit
required? (include description)

Farming Zone
Pursuant to Clause 35.07-1 & 35.07-4 a permit is

required to use land, construct a building and carry out
works and construct a building within 200m of a
waterway.

Erosion Management Overlay
Pursuant to Clause 44.01-2 a permit is required to
construct a building and carry out works.

Bushfire Management Overlay
The buildings and works are not within the BMO
therefore no planning permit is triggered.

Restrictive covenants on the title? | Nil
Current use and development: Agriculture
Adjacent to the Principal Road
No
Network
Status of Road on Road Register | Local Council
Adjacent to Public Land Yes
Current use and development: Agriculture

Application Checklist:

Application form
X X

Title enclosed

Fee paid
X
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Site Plan Plans of Proposal Planning Report
X X X

Supporting Information Effluent Disposal Other

[ X o

Disclosure of Conflicts of Interest in relation to advice provided in this report

After reading the definitions of a general or material conflict of interest as defined by the
Local Government Act 2020, do you have a conflict of interest?

Yes 9

(if YES, please complete a Conflict of Interest and Declaration Making Declaration form)

No X

Recommendation
That Council:

2. having caused notice of Planning Application No. P2021-080 to be given under
Section 52 of the Planning and Environment Act 1987; and having considered all
the matters required under Section 60 of the Planning and Environment Act 1987
decides to Issue a Notice of Decision to Refuse to Grant a Permit under the
provisions of the Strathbogie Planning Scheme in respect of the land known as L1
TP402189 V6480 F876, 340 Polly McQuinns Road, Strathbogie VIC 3666, for the
Use and Development for a Dwelling and Shed due to the following reasons i

a. The proposal does not support the Purpose of the Farming Zone and does
not weight in favour of support when assessed against the appropriate
decision guidelines of the Farming Zone.

b. The proposal, when assessed against the policy throughout the Strathbogie
Planning Scheme, is not weighted in favour of support. The relevant policy
that provides direction, and which does not weight in favour of support are
|
Clause 11 Settlement
Clause 11.01 Victoria
Clause 11.02 Managing Growth
Clause 14 Natural Resource Management
Clause 14.01-1S Protection of Agricultural Land
Clause 21.01 Municipal Profile
Clause 21.01 Sustainable Settlement
Clause 21.02-3 Rural Residential
Clause 21.02-4 Rural Zones
Clause 21.06-2 Adapting and Diversifying Agriculture
Clause 22.01 Housing and House Lot Excision in the Farming Zone

Proposal

The proposal is to use and develop the land for a dwelling and outbuilding on a farming lot
that is less than the minimum lot size for this area. The site measures 29ha and the
minimum lot size is 40ha.

A farm plan has been provided that informs of breeding high quality meat for human
consumption, and protecting, enhancing and managing the waterways, soil and flora.



Strathbogie Shire Council Page 125 15/03/22
Council Meeting Agenda

A Geotechnical Report has been provided to address the erosion, landslip risk on the site.

A Land Capability Assessment has been provided to assess if the land can accommodate
the proposal in its intended location on the proposed on the site.
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Inspection date/s: September Officer: Gill Williamson Comments: mainly large
2021 Principal Planner farm lots in a beautiful area,
not of state strategic
significance as farming land
but still productive
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The site is located to the south of the shire, in the hills, with water features and lookouts,
and is attracting a lot of rural lifestyle interest although most of this area is not identified
within the Rural Residential Strategy 2004. The lot measures approximately 28ha in a
minimum 40ha lot size area. It is surrounded by the following farms i
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In summary there are seven farms currently that are greater than 40ha in size and three
which are not all located in close proximity to each other.

Permit/Site History

There is no previous planning permit history a
current systems.

Further Information

Further Information Required: X Yes 3 No
What was requested?

i Land Capability Assessment

1 Geotechnical Report

FI Requested: 22 June 2021 FI Received: 5 August 2021

Advertising/Public Notification

Is notification/advertisement required under section 52? X Yes 3 No & Exempt
Please provide comment

Advertised by: X Council X Applicant
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Site plan selected: X Plans Yes
X Advertising list Yes
Add Instructions on % Yes X No
Spear
Letters: Yes Signs:No Paper: No Sent: 27/8 till 17/9 | Stat Dec Rec: NA
Objections received? X Yes 5 No Number: 3

Three objections have been received to Council i

Objection

Officer Response

Obijection 1 (40ha loft)
9 Potential for weed infestation of

surrounding properties.

9 Biosecurity issues.

1 Poorly located dams that could be
easily contaminated and degrade
surrounding waterway quality.

1 Protection of riparian environs.

There is always potential for weed
infestation from landholders who do not
attend and manage the land properly
however all land owners are responsible
formanaginglandunder t he ¢
and Land Protection
requires all land owners and occupiers to
manage land so as not to degrade it
including weed management.

Biosecurity matters are considered by Ag
Vic and not planning.

It could be that the dams are poorly
located and the waterways have been
degraded by previous ownership,
however the current land owner intends
to protect and enhance the water
sources.

Obijection 2 (112ha)
1 Biosecurity.

1 Ongoing degradation of
waterways.

1 Degradation of waterways.

Potential for stray bulls.

1 Weed infestation.

=

The same response as above.

Objection 3 (29ha)
9 Put forward an independent report

from a consultant who looked over
the application.

9 Size of property not appropriate for
proposed agricultural activity.

1 Weed infestation.

1 Waterways contamination.
1 No previous farming ability proven.

AgVic are the referral body for planning
and they were consulted.

The number of stock proposed is 20 Poll
Hereford and it is presumed that their
health will be important and therefore
they will be managed accordingly by the
land owner.

Weed infestation is addressed previously.
Waterway management is addressed
previously.
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1 No visible evidence of good land
management to date since
ownership (over last 12 years).

1 Shooting, baiting controls a
concern for their property
management.

I The age of the owner is at
guestion for longevity and farm
management over the next ten
years.

Ag Vic and RSPCA are involved when
there is a lack of care to animals and
land.

Ag Vic, DELWP and VicPol are involved
where shooting and baiting are
concerned.

Consultation

The objections were provided to the applicant. No response has been received. No

meeting has been undertaken by any party.

Referrals

External Referrals/Notices required by the Planning Scheme:
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Add instructions on SPEAR: 3 Yes 3 No
Referrals | Type of | Referral Additional Date sent | Date received including
Referral Clause and | Instructions
Authority Description Advice/Response/Condit
ion
Section 52 The subject | 27/8/2021 | Conditional consent
DELWP site 'S
adjacent to
Crown land
Section 55 | Clause 27/8/2021 | Conditional consent
Determining | 66.02-5
ial
GMW Specia
Water
Supply
Catchment
Section 52 The subject | 27/8/2021 | No objection
site is
adjacent to a
GVW
managed
waterway
under the
GVvw Urban Water

Strategies to
ensure safe,
reliable,
secure water
and
sewerage
management.
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HEALTH Internal 27/8/2021 | Conditions
ENGINEER | Internal 27/8/2021 | Conditions
Section Feedback 27/8/2921 | Considers that the proposal
52 and and again | does not meet the
guidance on | on objectives of the
A Vic the 1/2/2022 | Strathbogie PS and that the
¢ submitted agricultural activity can be
Farm Plan carried out without on site
from supervision.
applicant
Assessment

The zoning of the land and any relevant overlay provisions
Farming Zone

Purpose:

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

1 To provide for the use of land for agriculture.

1 To encourage the retention of productive agricultural land.

1 To ensure that non agricultural uses, including dwellings, do not adversely affect
the use of land for agriculture.

T To encourage the retention of employment and population to support rural
communities.

f To encourage use and development of land based on comprehensive and
sustainable land management practices and infrastructure.

I To provide for the use and development of land for the specific purposes identified

in a schedule to this zone.

Pursuant to Clause 35.07-1 a permit is required to use the land for a dwelling on a lot
smaller than the area specified in a schedule or 40-hectares. In this area the minimum lot
size is 40- hectares and the site measures approximately 29ha.

Pursuant to Clause 35.07-4 a permit is required to construct a building and carry out works
for a use associated with a Section 2 use and construct a building within 100m of a
waterway.

The use of the land for a dwelling must meet the following requirements i

1
1

Access to the dwelling must be provided via an all weather road with dimensions
adequate to accommodate emergency vehicles.

Each dwelling must be connected to reticulated sewerage, if available. If reticulated
sewerage is not available all wastewater from each dwelling must be treated and
retained within the lot in accordance with the requirements of the Environment
Protection Regulations under the Environment Protection Act 2017 for an on-site
wastewater management system.
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1 The dwelling must be connected to a reticulated potable water supply or have an
alternative potable water supply with adequate storage for domestic use as well as
for fire fighting purposes.

1 The dwelling must be connected to a reticulated electricity supply or have an
alternative energy source.

An application to use a lot for a dwelling must be accompanied by a written statement
which explains how the proposed dwelling responds to the decision guidelines for
dwellings in the zone. A Farm Plan is also required.

Appropriate decision guidelines are considered to be i

General issues
1 The Municipal Planning Strategy and the Planning Policy Framework.
1 Whether the site is suitable for the use or development and whether the proposal
is compatible with adjoining and nearby land uses.
1 How the use and development makes use of existing infrastructure and services.

Agricultural issues and the impacts from non-agricultural uses
1 Whether the use or development will support and enhance agricultural
production.
1 Whether the use or development will adversely affect soil quality or permanently
remove land from agricultural production.
1 The potential for the use or development to limit the operation and expansion of
adjoining and nearby agricultural uses.
The capacity of the site to sustain the agricultural use.
The agricultural qualities of the land, such as soil quality, access to water and
access to rural infrastructure.
1 Any integrated land management plan prepared for the site.

Dwelling issues

1 Whether the dwelling will result in the loss or fragmentation of productive
agricultural land.

1 Whether the dwelling will be adversely affected by agricultural activities on
adjacent and nearby land due to dust, noise, odour, use of chemicals and farm
machinery, traffic and hours of operation.

1 Whether the dwelling will adversely affect the operation and expansion of
adjoining and nearby agricultural uses.

1 The potential for the proposal to lead to a concentration or proliferation of
dwellings in the area and the impact of this on the use of the land for agriculture.

Environmental issues

1 The impact of the proposal on the natural physical features and resources of the
area, in particular on soil and water quality.

1 The impact of the use or development on the flora and fauna on the site and its
surrounds.

1 The need to protect and enhance the biodiversity of the area, including the
retention of vegetation and faunal habitat and the need to revegetate land
including riparian buffers along waterways, gullies, ridgelines, property
boundaries and saline discharge and recharge area.

1 The location of on-site effluent disposal areas to minimise the impact of nutrient
loads on waterways and native vegetation.

Design and siting issues

71 The need to locate buildings in one area to avoid any adverse impacts on
surrounding agricultural uses and to minimise the loss of productive agricultural
land.

f
f
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1 The impact of the siting, design, height, bulk, colours and materials to be used, on
the natural environment, major roads, vistas and water features and the
measures to be undertaken to minimise any adverse impacts.

1 The impact on the character and appearance of the area or features of
architectural, historic or scientific significance or of natural scenic beauty or
importance.

1 The location and design of existing and proposed infrastructure including roads,
gas, water, drainage, telecommunications and sewerage facilities.

1 Whether the use and development will require traffic management measures.

Officer Response:

The application has provided a supporting farm plan that sets out intentions to stock and
raise cattle for meat for human consumption. It also provides information on the intentions
to protect and enhance the waterways and land.

The owners intend to construct a dwelling to enable them to live on site. The property is
accessible by Polly McQuinns Road which would be considered all weather given it is
single width tarmac.

An LCA has informed that wastewater management can be provided on the site. It is
presumed that potable water can be provided by a tank and that water can be provided for
fire fighting use. Reticulated electricity is available and also other means of providing
electric power such as solar and wind could be utilised as agreed by the electricity provider.

It is assessed that agriculture is not the primary use, rather the dwelling is. The proposed
stock raising is considered to be associated with what can be called a hobby farm, given
this is a smaller lot that the minimum lot size in this area. Itis assessed that this is primarily
a rural residential development and the farming proposed does not require a dwelling.

Every | andowner and occupier is required
Land Protect i otigatddegraddti®@n9 Bhé ownes hasproposed to establish
native vegetation planting areas along the river area and this will be fenced to protect it
from livestock. They also intend to use rotational grazing to mitigate compaction and
ensure the ongoing health of paddocks for grazing with supplementary feeding.

The dwelling is proposed to be located into the site approximately 125m from the front
boundary along Polly McQuinns Road, and approximately 258m from the eastern
boundary. This places it within 200m of a waterway and GMW have provided response to
that requiring the effluent field to be located more than 100m from waterways and dams.
The effluent field is to be kept free of all stock, buildings, and driveways. The dwelling and
outbuilding are to be located together and the materials and colours proposed are timber
and muted. The outbuilding has a floorplan layout that resembles a potential for another
dwelling which would need to be addressed in any conditions for any permit issued.

The planning scheme and supporting strategic documents identify that introducing rural
residencies to farming areas impacts on farming, with urban expectations to noise, odours,
dust, operating hours, road infrastructure, waste services. They also highlight the rise in
farming land value which becomes associated with rural residency rather than farming.
The issue of introduction of weeds and pest animals is documented. All this leads to stress
on existing farming businesses exposed to increased pressure to develop for lifestyle lots,
inability to expand, and in turn potentially leading to the loss of farmland, employment and
rural communities.

In concluding the response to the Purpose and appropriate decision guidelines of the
Farming Zone, it is considered that given the lot size, the proposed primary use of the land

t
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is rural residential and the proposed farm plan does not present a farming activity that is
supportive of the need for a dwelling.

The Planning Policy Framework (PPF) and The Local Planning Policy Framework
(LPPF) - including the Municipal Strategic Statement (MSS) and local planning
policies

Clause 117 Settlement i directs planning to focus development in locations with access
to infrastructure and services, to contribute to economic viability, to protect natural
resources and not site incompatible uses close together.

Clause 11.01- Victoria i directs planning to provide for growth in accordance with relevant
regional growth plans, directing growth to identified settlements, preserving and protecting
features of rural land and natural resources and features to enhance their contribution to
settlements and landscapes, providing for appropriately located supplies of residential land
limiting urban sprawl.

Clause 11.02 i Managing Growth T talks to managing growth into identified areas of
residential land in accordance with relevant plans.

Clause 131 Environmental Risks and Amenity T Planning is directed to identify, prevent
and minimise the risk of harm to the environment, human health and amenity through
assessing land use and development compatibility and effective controls to prevent or
mitigate impacts.

Clause 13.01-1S i Natural Hazards and Climate Change 17 The objective is to minimise
the impacts of natural hazards and adapt to the impacts of climate change through risk
based planning. Planning is directed to direct population growth and development to low
risk locations, siting and designing development to minimise risk to life, property, the
natural environment and community infrastructure from natural hazards.

Clause 13.02 i Bushfire i This policy applies to all applications relating to land that is
within the Bushfire Management Overlay, Bushfire Prone Area and to any proposal that
may create a bushfire hazard. This policy prioritises the protection of human life over all
other policy decisions and planning is to direct population growth and development to low
risk locations where human life can be better protected from the effects of bushfire.

Clause 13.04-2-2S Erosion and Landslip 7 the objective is to protect areas prone to
erosion, landslip and other land degradation processes.

Clause 141 Natural Resource Management i Planning should ensure agricultural land is
managed sustainably, while acknowledging the economic importance of agricultural
production.

Clause 14.01-1S i Protection of Agricultural Land i The objective is to protect the states
agricultural base by preserving productive farmland and planning is directed to avoid
permanent removal, protect productive farmland, prevent inappropriately dispersed urban
activities in rural areas and protect agriculture and primary production from incompatible
uses. Planning is also directed to limit new housing in rural areas by directing housing
growth into existing settlements and discouraging small, isolated lots with dwellings.
Planning is directed to consider the impacts of removing productive land, the compatibility
of the rural lifestyle lot on the existing surrounding farming uses and to potential impacts
on the surrounding farming land from the spread of plant and animal pests.
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Clause 21.01 17 Municipal Profile T This policy identifies that due to the picturesque
nature of much of the shire, it is often faced with many land use conflicts, commonly
between lifestyle properties and rural industry. There are many opportunities for growth
in the food, wine and equine industries and adding to existing primary production.

Clause 21.01 1 Sustainable Settlement i This policy identifies the pressure to develop
farming land for rural residential use and requires planning to retain areas of high-quality
rural land for farming and agricultural purposes.

Clause 21.02-3 7 Rural Residential i This policy recognises the pressure for rural
lifestyle development in the shire and allocates development in appropriate locations,
protecting agricultural land from loss.

Clause 21.02-4 1 Rural Zones i This policy identifies approximately 230,000 hectares of
land is farmed in the shire supporting around 700 farming enterprises, predominantly
grazing and broadacre, intensive, horticulture and equine. Planning is directed to limit
inappropriate uses within farming areas, including dwellings not supporting agricultural
uses.

Clause 21.06-2 7 Adapting and Diversifying Agriculture i This clause sets the objective
to support and encourage retention and diversification of agriculture and directs planning
to promote agricultural practices and minimising conflicts at urban fringe and agricultural
land interfaces.

Clause 22.01 i Housing and House Lot Excision in the Farming Zone - applies to all land
in the Farming Zone and any small lot is a lot less than the specified minimum lot size.
Inappropriate development of dwellings in the Farming Zone can lead to residential
dwellings in isolation, inappropriate rural residential and potential conflicts with farming
practices. The objectives are to protect and maintain productive farming areas, promote
sustainable use of privately owned land, protect growth of rural industry against potential
land use conflict and to ensure rural production is not compromised by housing
encroachment.

Officer Response

This subject site is not considered to be in an area suitable or identified for rural lifestyle
development given it is in the Farming Zone, requires a minimum lot size of 40ha for an
as of right use for a dwelling, and is surrounded by large farming enterprises. It also
does not present a farming proposal that requires a dwelling. Agriculture Victoria
consider that this type of grazing can be carried out without the need for a dwelling.

The Sustainable Land Use Strategy does identify that these hilly areas of the Shire may
lend themselves into the future for other pursuits rather than stock and crop, envisaging
tourism and agribusiness that are suitable but until such time as a rezone has applied, it
has to be assessed under the current zone and has to acknowledge the current farming
enterprises.

Council recognises the pressure to develop farming land for rural residential lifestyle and
has made available, and continues to make available, land for rural lifestyles in
appropriate locations, away from farming areas, but also allows for managed
development on farming land if identified in the Rural Residential Strategy 2004.

This proposal has the potential to introduce a new rural lifestyle dwelling, in an area that
is not appropriate, and that has the potential to create conflict between the rural lifestyle
use and the existing, surrounding farming activities. This can lead to complaints and
unrealistic expectations, all of which cost council money in energy and resources and



Strathbogie Shire Council Page 135 15/03/22
Council Meeting Agenda

stresses the existing farming community. These types of dwellings can create urban
encroachment into active farming areas. Proposals such as this also give rise to
potential for impacting the right to farm on Farming Zoned land.

In weighing up of the planning policy this proposal is considered to be -
1 aproposed farming activity not considered to require a dwelling given grazing on
lots of 29ha is common practice without a dwelling;

1 a proposal for potentially incompatible uses located together;

1 aproposal that could introduce plant and animal pests including pets, and garden
plants that are weeds;

1 a proposal which potentially lead to incremental loss of farming land; and

1 aproposal that could lead to the eventual loss of productive farming to the

economy.

The proposal was referred to AgVic who believe the land use can be conducted without
the need for a dwelling.

Therefore it is concluded that the proposal cannot be supported as assessed by the
officer at this time.

Relevant Particular Provisions

Nil

The decision guidelines of Clause 65

Before deciding on an application or approval of a plan, the responsible authority must
consider, as appropriate:

1 The matters set out in section 60 of the Act.

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

1 The Municipal Planning Strategy and the Planning Policy Framework.

1 The purpose of the zone, overlay or other provision.

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

1 The orderly planning of the area.

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

1 The proximity of the land to any public land.

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

quality.

1 Whether the proposed development is designed to maintain or improve the

quality of stormwater within and exiting the site.

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

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

regenerate.

1 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.

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

= =

Of ficeréds Response
The application does address management of the land by further plantings and fencing to
protect waterways, along with rotational grazing, so going by the report, it must be
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presumed that the intention is to manage the land so there is minimal detriment to the
environment and limited contamination of soil.

The assessing officer has concluded that the proposal does not weight in favour of
support up against the majority of relevant policy in the planning scheme and therefore
would not result in orderly planning at this time.

Other relevant adopted State policies/strategies T (e.g. Melbourne 2030.)

Hume Regional Growth Plan 2014 i identifies agriculture as an important industry sector
and goes on to explain that the Hume Region relies heavily on agriculture. To protect
farming the Plan direct that rural residential uses will be provided for in defined areas
close to existing settlements to ensure this form of development does not impact
adversely on productive agriculture or other broad scale rural uses.

Relevant incorporated, reference or adopted documents

Sustainable Land Use Strategy i provides an overview for future farming and identifies
this locality as having potential to be rezoned to conserve the environment and beauty
but also recognises and allows for other uses such as tourist ventures and agribusiness
that need a rural setting.

Relevant Planning Scheme amendments
There are no relevant planning scheme amendments.

Risk Management
The author of this report considers that there are no significant Risk Management factors
relating to the report and recommendation.

Strategic Links 7 policy implications and relevance to Council Plan
The author of this report considers that the report is consistent with Council Policies, key
strategic documents and the Council Plan.

Summary of Key Issues and Assessment

1 Protection of farming land and farming activities.
1 Impact of rural residential development that proposes a rural activity that is not
considered to warrant a dwelling.

Officer Response:
As documented throughout the report, the proposal does not weight in favour of support.

Decision:

Council Report Yes for March Council

Delegate Report Yes Meeting

Determination: Determination Date:

Endorsed Plans:
Date: Plan Numbers:

Declaration:
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In making this decision as a delegated Officer, | declare that | have had regard to the
decision-making requirements of the Strathbogie Shire Council's Governance Rules 2020
outlined by Rule 6 and have:

Made a fair, balanced, ethical and impartial decision - Sub Rule 6(c)(i) X

Made a decision based on merits, free from favouritism or self-interest
and without regard to irrelevant or unauthorised considerations- Sub Rule 6 (c)(ii) X

Applied the principles of natural justice to my decision, ensuring any person whose
rights will be directly affected by the decision has been entitled to communicate their
views and have their interests considered - Sub Rule 6(d) N/A

Identified the person or persons whose rights will be directly affected
Sub Rule 6(e)(i) X
Given notice of the decision Council must make under Sub Rule G(e)(i) N/A

Ensured that such person(s) have had an opportunity to communicate their views and
have their interests considered before | made the decision - Sub Rule 6(e)(i) N/A

Included information about how I've met these Sub Rules in my delegate report-
Sub Rule 6(e)(iv) X

Attachments

Plans for endorsement

Assessing Gillian Williamson

Officer: Principal Planner Reviewing Officer:

Signature: G Williamson Signature: 6 C Zé
Date: 14 February 2022 Date: 14 February 2022

Copy of permit to:
GMW
Ag Vic
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9.1.5 Planning Permit Application No. P2021-153 - Two Lot Subdivision adjacent

to aroad in a Transport Zone 2 ~ 43-45 Tarcombe Street, Euroa VIC 3666

Author: Town Planner

Responsible Director: Director Community and Planning

EXECUTIVE SUMMARY

T

The proposal is for the subdivision of the land into two lots. This site contains
the historic building that was once the Euroa Inn and this will be retained on Lot
1, with vehicle access from Gobur Street. Lot 2 will be a vacant lot and will
retain the existing access from Tarcombe Street. Any future development on
this lot will be controlled by the Heritage Overlay and will be assessed
accordingly at that stage.

The application was advertised by way of notice to adjoining and nearby owners

and occupiers,pl aced on Council 6s website, and a
objection has been received. Conversation was had with the objector about the

concerns raised and, as appropriate and relevant, are addressed in the
conditions below.

The application has not been assessed within the statutory timeframe given the
objection and the timing of the Council Meeting.

The proposal meets the objectives of the Planning Policy Framework, Local
Planning Policy Framework, the Zone and Overlay.

It is recommended that Council resolve to issue Notice of Decision to Grant a
Per mit in accordance with the Officerobs r

RECOMMENDATION

That Council

1. Having caused notice of Planning Application No. P2021-153 to be
given under Section 52 of the Planning and Environment Act 1987 and
having considered all the matters required under Section 60 of the
Planning and Environment Act 1987 decides to issue a Notice of
Decision to Grant a Permit under the provisions of Clause 32.08 GRZ,
Clause 43.01 HO, Clause 44.03 FO, Clause 44.04 LSIO and Clause 52.29
of the Strathbogie Planning Scheme in respect of the land known as
(V10600 F246 CA 9 SEC 1 Parish of Euroa), 43-45 Tarcombe Street,
Euroa VIC 3666, for a Two Lot Subdivision adjacent to a road in a
Transport Zone 2, in accordance with endorsed plans, subject to the
following conditions:

Conditions:

Endorsed Plans

1. The subdivision must be in accordance with the endorsed plans and
permit. These endorsed plans or permit can only be altered or
modified with the prior written approval of the Responsible Authority,
or to comply with statutory requirements.
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9.1.5 Planning Permit Application No. P2021-153 - Two Lot Subdivision adjacent to a
road in a Transport Zone 2 ~ 43-45 Tarcombe Street, Euroa VIC 3666 (cont.)

Subdivision Conditions

2. The owner of the land must enter into an agreement with:

a) a telecommunications network or service provider for the
provision of telecommunication services to each lot shown on the
endorsed plan in accordance with the p
relevant legislation at the time; and

b) a suitably qualified person for the provision of fibre ready
telecommunication facilities to each lot shown on the endorsed
plan in accordance with any industry specifications or any
standards set by the Australian Communications and Media
Authority, unless the applicant can demonstrate that the land is in
an area where the National Broadband Network will not be
provided by optical fibre.

3. Before the issue of a Statement of Compliance for any stage of the
subdivision under the Subdivision Act 1988, the owner of the land
must provide written confirmation from:

a) atelecommunications network or service provider that all lots are
connected to or are ready for connection to telecommunications
services i n accordance with the prov
relevant legislation at the time; and

b) a suitably qualified person that fibre ready telecommunication
facilities have been provided in accordance with any industry
specifications or any standards set by the Australian
Communications and Media Authority, unless the applicant can
demonstrate that the land is in an area where the National
Broadband Network will not be provided by optical fibre.

4. The owner of the land must enter into agreements with the relevant
authorities for the provision of water supply, drainage, sewerage
facilities, electricity and gas services to each lot shown on the
endorsed planinaccordance with the authorityos
relevant legislation at the time.

5. All existing and proposed easements and sites for existing or required
utility services and roads on the land must be set aside in the plan of
subdivision submitted for certification in favour of the relevant
authority for which the easement or site is to be created.

6. The plan of subdivision submitted for certification under
the Subdivision Act 1988 must be referred to the relevant authority in
accordance with Section 8 of that Act.

General amenity provision
7. Theuse and development must be managed so that the amenity of the
area or locality, in the opinion of the Responsible Authority, is not
detrimentally affected, through the:
a) transport of materials, goods or commodities to or from the
land;
b) appearance of any building, works or materials;
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9.1.5 Planning Permit Application No. P2021-153 - Two Lot Subdivision adjacent to a
road in a Transport Zone 2 ~ 43-45 Tarcombe Street, Euroa VIC 3666 (cont.)

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

d) presence of vermin.

Removal of Infrastructure
8. Prior to issue of Statement of Compliance all the remaining
infrastructure on Lot 2 must be removed to the satisfaction of the
Responsible Authority.

Street numbering

9. Prior to the Certification of the plan of subdivision, the owner must
complete and duly sign a Statutory Declaration agreeing to the
Allocation of Street numbers.

Engineering Conditions
Stormwater

10. Prior to the issue of Statement of Compliance the owner must enter
into an agreement with the Responsible Authority pursuant to Section
173 of the Planning and Environment Act 1987 to the satisfaction of
the Responsible Authority. The Agreement requires:

a) The on-site detention for stormwater for future dwellings will each
be designed by a qualified drainage engineer and must be
approved by the Council prior to construction. A copy of each of
the approved plans will be held by Council for future reference.

b) The stormwater system must incorporate principles of Water
Sensitive Urban design and be designed so that the rate of storm
water runoff from the development must not be more than the rate
of runoff from the site prior to the development, all to the
satisfaction of the Responsible Authority.

c) The drainage system must be designed in accordance with the
requirements of Cl ausiet d9Detfenthieoh DMy & 1
The on-site storage size for the development must be in
accordance with Table 13. The allowable discharge rate to Council
drains shall be the lesser of; a) that which is outlined in Table 13
and b) the remaining capacity of the existing pipe (clause 19.3.1 of
the IDM).

d) A default allowable discharge rate of 25 |/s/ha may be used in lieu
of calculations to determine the remaining capacity of the existing
drainage network. www.designmanual.com.au

e) Each on-site detention stormwater system must be constructed
either prior to, or currently with, the construction of any dwelling
on the specified lots. Each on-site detention stormwater system on
the specified lots must be completed prior to connection to
Council's drainage system and be constructed in accordance with
the approved design plans.


http://www.designmanual.com.au/
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9.1.5 Planning Permit Application No. P2021-153 - Two Lot Subdivision adjacent to a
road in a Transport Zone 2 ~ 43-45 Tarcombe Street, Euroa VIC 3666 (cont.)

f) The owner will maintain, and not modify without prior Council
written approval, each on-site detention system and will allow each
on-site stormwater detention system to be inspected by a duly
appointed officer of the Council at mutually agreed times.

The Owner will pay for all the costs associated with the construction
and maintenance of each on-site detention system.

Asset Protection

11. Prior to any works commencing on site the applicant / owner or
developer must submit to the Responsible Authority a written report
and photos of any prior damage to public infrastructure. This includes
50 metres on both sides of the property. Listed in the report must be
the condition of kerb & channel, footpath, seal, street lights, signs and
other public infrastructure fronting the property and abutting at least
two properties either side of the development. Unless identified with
the written report, any damage to infrastructure post construction will
be attributed to the development. Any damage to the Responsible
Aut horityds assets (i.e. sealed roads, Kk
etc), and boundary fences, must be repaired at the cost of the
applicant all to the satisfaction of Responsible Authority.

Urban Vehicle Crossing Location

12. Prior to the issue of statement of compliance for the subdivision the
applicant/ owner or developer must obtain a vehicle crossing permit
from the responsible authority for each lot and construct the vehicle
crossing in accordance with the requirements. The crossing/s must
be constructed in accordance with the following requirements:

13. Standard vehicular crossings shall be constructed at right angles to
the road to suit the proposed driveways, and any existing redundant
crossing shall be removed.

14. The vehicular crossing shall have satisfactory clearance to any side-
entry pit, power or Telecommunications pole, manhole cover or
marker, or street tree.

15. Any new, relocation, alteration or replacement required shall be in
accordance with the requirements of the relevant Authority and shall
be at the applicant's expense. Final location of vehicle crossing must
be approved by Responsible Authority via vehicle crossing permit.
Refer to Clause 12.9.1 AUrban Vehicle Cr
Design Manual. Where there is no existing kerb and channel in the
street refer to standard drawing SD255.

Urban Drainage i Works

16. All stormwater and surface water discharging from the site, buildings
and works must be conveyed to the legal point of discharge drains to
the satisfaction of the Responsible Authority/ Goulburn Murray Water.
No effluent or polluted water of any type may be allowed to enter the
stormwater drainage system or Lake Nagambie.
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9.1.5 Planning Permit Application No. P2021-153 - Two Lot Subdivision adjacent to a
road in a Transport Zone 2 ~ 43-45 Tarcombe Street, Euroa VIC 3666 (cont.)

Department of Transport Conditions

17.0Only one access will be permitted from Lot 2 to Tarcombe Street
located at the southern boundary of the subject land as shown on the
plan appended to the application.

18. Prior to release of a statement of compliance, the access must be
constructed and sealed to the satisfaction of the Responsible
Authority and at no cost to the Head, Transport for Victoria.

Expiry

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

a) The subdivision is not Certified within two years of the date of this
permit;

b) The subdivision is not completed within five years of the date of
Certification under the Subdivision Act 1988.

The Responsible Authority may extend the period referred to in (a) if a
request is made in writing before the permit expires; or within six
months afterwards.

Planning Notes
i Separate consent for works within the road reserve and the
specifications of these works may be required under the Road
Management Act.

PURPOSE AND BACKGROUND

The purpose of the proposal is to subdivide a lot into two, with one lot retaining an
existing historical building and the other being a vacant residential lot. The
historical building will have access from Gobur Street and the vacant lot will retain
existing access form Tarcombe Street.

Existing buildings on Lot 2 will be required to be removed to align with the planning
scheme.
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9.1.5 Planning Permit Application No. P2021-153 - Two Lot Subdivision adjacent to a
road in a Transport Zone 2 ~ 43-45 Tarcombe Street, Euroa VIC 3666 (cont.)

Subiject site: Aerial view of the site
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9.1.5 Planning Permit Application No. P2021-153 - Two Lot Subdivision adjacent to a
road in a Transport Zone 2 ~ 43-45 Tarcombe Street, Euroa VIC 3666 (cont.)

Subiject site: Proposed subdivision layout of the site

ISSUES, OPTIONS AND DISCUSSION

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that priority is to be given to achieving the best outcomes for the
municipal community, including future generations.

Council is a Responsible Authority under the Planning and Environment Act 1987
(the Act). In this role, Council administers the Strathbogie Planning Scheme
(Planning Scheme) and, among other things, determines planning permit
applications made for the use and development of land within the municipality.

Under delegated authority of Council, Council Officers determine some matters.
Any application that has received objections is heard before Council.
SUMMARY OF KEY ISSUES

Does the proposal meet the objectives of Clause 56

Is the Heritage significance impacted

Has the flood risk been satisfactorily assessed
Has the objection been considered.

= =4 —a -

An assessment of these key issues is provided in the attached Delegate Report.
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9.1.5 Planning Permit Application No. P2021-153 - Two Lot Subdivision adjacent to a
road in a Transport Zone 2 ~ 43-45 Tarcombe Street, Euroa VIC 3666 (cont.)

COMMUNITY ENGAGEMENT
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that the municipal community is to be engaged in strategic planning
and strategic decision making.

Individual applications consider these requirements through assessment phase of

each application as per the Planning and Environment Act 1987 and the provisions

of the Strathbogie Planning Scheme. The application was advertised to adjacent

and nearby owner s and occupiers. The proposal w a
website. The notice was carried out in accordance with the legislation and one

objection was received.

The objector was informed of the applicant
concerns could be met by permit conditions, others only considered if a
development proposal is lodged.

POLICY CONSIDERATIONS
Council Plans and Policies

There are no implications on the Council Plan or any Council Policies as a result of
this decision.

Regional, State and National Plans and Policies
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that regional, state and national plans and policies are to be taken into
account in strategic planning and decision making.

More information is provided in the Officer Report.
LEGAL CONSIDERATIONS

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that Council decisions are to be made and actions taken in accordance
with the relevant law.

This proposal is being considered under Section 61 of the Planning and
Environment Act 1987.

Conflict of Interest Declaration

All officers and contractors involved in the preparation of this report have signed a
written declaration that they do not have a conflict of interest in the subject matter
of this report.

Transparency

One of the overarching governance principles of the Local Government Act 2020
is that the transparency of Council decisions, actions and information is to be
ensured.

This application is being heard by Council due to the receipt of an objection to the
proposal. Hearing the application in the public meeting will allow all parties the
opportunity to be heard by the council prior to a decision being made.
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9.1.5 Planning Permit Application No. P2021-153 - Two Lot Subdivision adjacent to a
road in a Transport Zone 2 ~ 43-45 Tarcombe Street, Euroa VIC 3666 (cont.)

SUSTAINABILITY CONSIDERATIONS

One of the overarching governance principles of the Local Government Act 2020
is that the economic, social and environmental sustainability of the municipal district
including mitigation and planning for climate change risks, is to be promoted.

Economic
This proposal is supported by the planning scheme and will provide for infill
residential land available for housing.

Social
The availability of residential land, in an established settlement, with access to a
range of services supports social needs.

Environmental

The application has been assessed against the relevant provisions of the Planning
and Environment Act 1987 and as no native vegetation is being proposed to be
removed or impacted then it is considered there is no known environmental impact.

Climate change

The Strathbogie Planning Scheme has incorporated broader considerations on
Climate Change, with the assessment that the proposal will not have an impact on
climate change within the municipality, as all works will be required to comply with
relevant legislation.

HUMAN RIGHTS CONSIDERATIONS

The application is being assessed in accordance with relevant legislation, and all
parties will be afforded all relevant rights of appeal at the Victorian Civil and
Administrative Tribunal.

CONCLUSION

After due assessment of all the relevant factors, it is considered appropriate to issue
a Notice of Decision to Grant a Permit.

ATTACHMENTS
Attachment 1: Officer Planning Report
Attachment 2: Plans for endorsement
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ATTACHMENT 1.

Officer Planning Report

Application Details:

Application is for:

Two Lot Subdivision adjacent to a road in a Transport
Zone 2

Applicant 6 s/ Own e Planography Pty Ltd

Date Received: 23 August 2021

Statutory Days: More than 60 statutory days
Application Number: P2021-153

Planner: Name, title & department

Gillian Williamson Principal Planner
Planning and Investment Department

V10600 F246 CA 9 SEC 1 Parish of Euroa

Catchment Area?

Land/Address: 43-45 Tarcombe Street, Euroa VIC 3666
Zoning: General Residential Zone
Floodway Overlay
Overlays: Land Subject to Inundation Overlay
Heritage Overlay
Is a CHMP required? No
Is it within an Open Potable No

Under what clause(s) is a permit
required? (include description)

General Residential Zone 1

Pursuant to Clause 32.08-3 a permit is required to
subdivide land. An application must meet the
requirements of Clause 56. No lots are smaller than
400sgm.

Heritage Overlay Schedule 51

Pursuant to Clause 43.01-1 a permit is required to
subdivide land. 6 Fer moy 6 was cons
18006s and was formally t
historical significance due to it being one of the oldest
buildings in Euroa.

Floodway Overlay

Pursuant to Clause 44.03-3 a permit is required to
subdivide land. No new lots should be entirely within the
overlay. Under the proposed planning scheme
amendment C052 the FO does not apply to the site.

Land Subject to Inundation Overlay

Pursuant to Clause 44.04-3 a permit is required to
subdivide land.
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Land Adjacent to the Principal Road Network

Pursuant to Clause 52.29 a permit is required to
subdivide land adjacent to a TZ2

Restrictive covenants on the title?

Nil

Current use and development:

Residential/laccommodation

Adjacent to Road Zone Cat 1 or 2 | Yes
Status of Road on Road Register | As above
Adjacent to Public Land No

Current use and development:

Historic building used as a dwelling

Application Checklist:

Application form Title enclosed Fee paid

X X X

Site Plan Plans of Proposal Planning Report
X X X

Supporting Information Effluent Disposal Other

X ) o

Disclosure of Conflicts of Interest in relation to advice provided in this report
After reading the definitions of a general or material conflict of interest as defined by the
Local Government Act 2020, do you have a conflict of interest?

Yes o

(if YES, please complete a Conflict of Interest and Declaration Making Declaration form)

No X

Recommendation
That Council

1. Having caused notice of Planning Application No. P2021-153 to be given under
Section 52 of the Planning and Environment Act 1987 and having considered
all the matters required under Section 60 of the Planning and Environment Act
1987 decides to issue a Notice of Decision to Grant a Permit under the
provisions of Clause 32.08 GRZ, Clause 43.01 HO, Clause 44.03 FO, Clause
44.04 LSIO and Clause 52.29 of the Strathbogie Planning Scheme in respect
of the land known as (V10600 F246 CA 9 SEC 1 Parish of Euroa), 43-45
Tarcombe Street, Euroa VIC 3666, for a Two Lot Subdivision adjacent to a road
in a Transport Zone 2, in accordance with endorsed plans, subject to the

following conditions:

Conditions:

Endorsed Plans

1. The subdivision must be in accordance with the endorsed plans and permit.
These endorsed plans or permit can only be altered or modified with the prior
written approval of the Responsible Authority, or to comply with statutory

requirements.
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Subdivision Conditions

2.

The owner of the land must enter into an agreement with:

c) atelecommunications network or service provider for the provision of
telecommunication services to each lot shown on the endorsed plan in

accordance with the providerdés requi

time; and

d) a suitably qualified person for the provision of fibre ready telecommunication
facilities to each lot shown on the endorsed plan in accordance with any
industry specifications or any standards set by the Australian Communications
and Media Authority, unless the applicant can demonstrate that the land is in
an area where the National Broadband Network will not be provided by optical
fibre.

Before the issue of a Statement of Compliance for any stage of the subdivision
under the Subdivision Act 1988, the owner of the land must provide written
confirmation from:

c) atelecommunications network or service provider that all lots are connected to
or are ready for connection to telecommunications services in accordance with
the providerds requirements and r el

d) a suitably qualified person that fibre ready telecommunication facilities have
been provided in accordance with any industry specifications or any standards
set by the Australian Communications and Media Authority, unless the
applicant can demonstrate that the land is in an area where the National
Broadband Network will not be provided by optical fibre.

The owner of the land must enter into agreements with the relevant authorities for
the provision of water supply, drainage, sewerage facilities, electricity and gas
services to each lot shown on the endorsed plan in accordance with the
authoritybés requirements and relevant

All existing and proposed easements and sites for existing or required utility
services and roads on the land must be set aside in the plan of subdivision
submitted for certification in favour of the relevant authority for which the
easement or site is to be created.

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

General amenity provision

7. The use and development must be managed so that the amenity of the area or

locality, in the opinion of the Responsible Authority, 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, waste water, waste products, grit or oil; and
h) presence of vermin.

Removal of Infrastructure

8. Prior to issue of Statement of Compliance all the remaining infrastructure on Lot 2

must be removed to the satisfaction of the Responsible Authority.

remen
evant
l egi s
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Street numbering

9. Prior to the Certification of the plan of subdivision, the owner must complete and
duly sign a Statutory Declaration agreeing to the Allocation of Street numbers.

Engineering Conditions
Stormwater

10. Prior to the issue of Statement of Compliance the owner must enter into an
agreement with the Responsible Authority pursuant to Section 173 of the Planning
and Environment Act 1987 to the satisfaction of the Responsible Authority. The
Agreement requires:

g) The on-site detention for stormwater for future dwellings will each be designed
by a qualified drainage engineer and must be approved by the Council prior to
construction. A copy of each of the approved plans will be held by Council for
future reference.

h) The stormwater system must incorporate principles of Water Sensitive Urban
design and be designed so that the rate of storm water runoff from the
development must not be more than the rate of runoff from the site prior to the
development, all to the satisfaction of the Responsible Authority.

i) The drainage system must be designed in accordance with the requirements of
Clause 19 ofsitthee DebtMe mMitOno n -siEeywterage sizefor,. T he o
the development must be in accordance with Table 13. The allowable discharge
rate to Council drains shall be the lesser of; a) that which is outlined in Table
13 and b) the remaining capacity of the existing pipe (clause 19.3.1 of the IDM).

j) A default allowable discharge rate of 25 l/s/ha may be used in lieu of
calculations to determine the remaining capacity of the existing drainage
network. www.designmanual.com.au

k) Each on-site detention stormwater system must be constructed either prior to,
or currently with, the construction of any dwelling on the specified lots. Each
on-site detention stormwater system on the specified lots must be completed
prior to connection to Council's drainage system and be constructed in
accordance with the approved design plans.

[) The owner will maintain, and not modify without prior Council written approval,
each on-site detention system and will allow each on-site stormwater detention
system to be inspected by a duly appointed officer of the Council at mutually
agreed times.

The Owner will pay for all the costs associated with the construction and
maintenance of each on-site detention system.

Asset Protection

11. Prior to any works commencing on site the applicant / owner or developer must
submit to the Responsible Authority a written report and photos of any prior damage
to public infrastructure. This includes 50 metres on both sides of the property. Listed
in the report must be the condition of kerb & channel, footpath, seal, street lights,
signs and other public infrastructure fronting the property and abutting at least two
properties either side of the development. Unless identified with the written report,
any damage to infrastructure post construction will be attributed to the
development Any damage to the Responsible Authori
kerb& channel, trees, nature strip etc), and boundary fences, must be repaired at
the cost of the applicant all to the satisfaction of Responsible Authority.



http://www.designmanual.com.au/
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Urban Vehicle Crossing Location
12. Prior to the issue of statement of compliance for the subdivision the applicant/
owner or developer must obtain a vehicle crossing permit from the responsible
authority for each lot and construct the vehicle crossing in accordance with the
requirements. The crossing/s must be constructed in accordance with the following
requirements:

13. Standard vehicular crossings shall be constructed at right angles to the road to suit
the proposed driveways, and any existing redundant crossing shall be removed.

14. The vehicular crossing shall have satisfactory clearance to any side-entry pit,
power or Telecommunications pole, manhole cover or marker, or street tree.

15. Any new, relocation, alteration or replacement required shall be in accordance with
the requirements of the relevant Authority and shall be at the applicant's expense.
Final location of vehicle crossing must be approved by Responsible Authority via

vehicle crossi ng per mi t . Refer to Clause 12.

Infrastructure Design Manual. Where there is no existing kerb and channel in the
street refer to standard drawing SD255.

Urban Drainage 1 Works
16. All stormwater and surface water discharging from the site, buildings and works
must be conveyed to the legal point of discharge drains to the satisfaction of the
Responsible Authority/ Goulburn Murray Water. No effluent or polluted water of any
type may be allowed to enter the stormwater drainage system or Lake Nagambie.

Department of Transport Conditions
17. Only one access will be permitted from Lot 2 to Tarcombe Street located at the
southern boundary of the subject land as shown on the plan appended to the
application.

18. Prior to release of a statement of compliance, the access must be constructed
and sealed to the satisfaction of the Responsible Authority and at no cost to the
Head, Transport for Victoria.

Expiry
Subdivision

19. This permit will expire if one of the following circumstances applies:
c) The subdivision is not Certified within two years of the date of this permit;

d) The subdivision is not completed within five years of the date of Certification
under the Subdivision Act 1988.

The Responsible Authority may extend the period referred to in (a) if a request is
made in writing before the permit expires; or within six months afterwards.

Planning Notes
1 Separate consent for works within the road reserve and the specifications of these
works may be required under the Road Management Act.
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Proposal

The proposal is to subdivide the land into two lots adjacent to a road in the Principal Road
Network (TZ2).

Lot 1 will measure 1299 square metres and contain the existing historic building which is
being used as a dwelling. Access for this lot is required to be constructed from Gobur
Street due to the DoT requirements.

Lot 2 will measure 724 square metres and will be vacant. Existing infrastructure is required
to be removed. Access will remain from Tarcombe Street.

Subject site & locality

Inspection date/s: October Officer: Gill Williamson Comments: this site
2021 Principal Planner contains an historic building

The subject site is located within the township of Euroa to the east of the main CBD. It

contains an historic buildingthati s known as O6Fermoyd formerly

The site is flat, measures in total area 2023 square metres and contains a building used
as a dwelling with associated outbuildings. Access is from Tarcombe Street.

Permit/Site History

A sear ch o fannihg alestoniclrez®ds gults in the following planning permits
being issued for the site:

Further Information

t

Further Information Required: 5 Yes X No
What was requested?

FI Requested: FI Received:

Advertising/Public Notification

Please provide comment

Is notification/advertisement required under section 52? x Yes 3 No & Exempt

Advertised by: X Council X Applicant
Site plan selected: X Plans Yes:

X Advertising List Yes
Add Instructions on 5 Yes X No
Spear

Letters:Yes Signs: Yes Paper: No Sent: 17/9/2021 2021

Stat Dec Rec: October

Objections received? X Yes 5 No Number:1

I,
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The obijection is discussed below i

Objection Officer Response
Objection 1 Any dwelling on this site will trigger the need for a planning
1 Concern permit given the Heritage Overlay in particular and

construction of a dwelling is not exempted from notice
requirements and review rights and therefore the proposal is
likely to be advertised to adjacent property owners and

regarding any
dwelling erected

on site occupiers, the objector being included in this due to their

1 Adequate proximity.
drainage of Conditions on permit address drainage for future

. development and require a Section 173 for the title.

water (rain, A condition on permit requires the developer to be aware of
floodwater) amenity issues such as dust.

1 Impact to The objector site shows no shedding against the shared
dwelling bound_ary and where the new vacant lot is to be crea_ted

B there is garden on the other side of a fence. The objector
fencing, dwelling is at the shared boundary of the proposed lot 1
shedding whereby the fence wondt be (
infrastructure remains along that boundary.

5
S

With regards to
requirements to raise
the height of dwelling
foundations concern is
floodwater will affect

property.

Consultation
The objector was provided with a response to the concerns, from the applicant. The
objection has not been withdrawn.

Referrals
External Referrals/Notices required by the Planning Scheme:



The zoning of the land and any relevant overlay provisions

General Residential Zone 1
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REFERRALS
Add instructions on SPEAR: % Yes | X No
Referrals | Type of | Referral Additional Date | Date received including
Referral Clause and | Instructions | sent
Authority Description Advice/Response/Condition
Section 55 - | Clause Consent
Determining | 66.03 - -
GBCMA Other State No conditions
Standard
Provisions
HERITAGE | Internal Consent
Section 55 - | Clause Conditional consent
Determining | 66.03 -
VICROADS Other State
Standard
Provisions
ENGINEER | Internal Conditional consent
Assessment

The purpose is for residential development that respects the neighbourhood character and
provides a diversity of housing choice. It also allows for other appropriate uses.

Pursuant to Clause 32.08-3 a permit is required to subdivide land. An application must
meet the requirements of Clause 56. No lots are smaller than 400sgm therefore garden
area does not need to be shown.

Appropriate decision guidelines are considered to be i

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

The pattern of subdivision allows for the residence to remain with access quite distinctly
away from the new lot created which will be able to retain access from Tarcombe Street.
It is considered that this will allow for a separation of the historical place from the vacant
lot allowing space and garden around the existing building.

The proposal has been assessed against Clause 56 and it has satisfied all objectives.

Heritage Overlay Schedule 51 6Fermoy6 (previou

The purpose is to conserve and protect heritage places.
Pursuant to Clause 43.01-1 a permit is required to subdivide land.

The heritage place is listed in the schedule as being the Euroa Inn in previous history. It
has no conditions about subdivision.

K

Appropriate decision guidelines are considered to be i

1 Whether the proposed subdivision will adversely affect the significance of the
heritage place.

1 Whether the proposed subdivision may result in development which will adversely
affect the significance, character or appearance of the heritage place.

Officer Response

't is considered, and with input fromwllounci | ¢
not adversely affect the significance of the heritage place. It will still front Tarcombe Street

but access will be from the side street. The dwelling and outbuildings are set in a

landscaped garden will still be visible.

The newly created lot will retain access from Tarcombe Street. The future development of
this lot will trigger the need for a planning permit under the HO particularly and any design
will be referred to the Heritage Advisor for their input and this will mitigate any adverse
impact on the significance, character or appearance of the heritage place.

Floodway Overlay

The purpose is to ensure that development maintains the free passage of floodwater and
the health of the water and waterways.
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Pursuant to Clause 44.03-3 a permit is required to subdivide land.

Appropriate decision guidelines are considered to be 1
1 The local floodplain development plan or flood risk report.

Officer Response

The floodplain management authority has consented to the subdivision.

Land Subject to Inundation Overlay

The purpose is to ensure development maintains free passage of floodwater and the health
of the waterways. It is also to minimise the flood risk to life, health and safety, and the
development.

Pursuant to Clause 44.04-3 a permit is required to subdivide land.

Appropriate decision guidelines are considered to be 1
1 Any comments from the relevant floodplain management authority.

Officer Response

The floodplain management authority has consented to the subdivision.

The Planning Policy Framework (PPF) and The Local Planning Policy Framework
(LPPF) - including the Municipal Strategic Statement (MSS) and local planning
policies

Clause 11 Settlement

Clause 13.03 Floodplain Management
Clause 15 Heritage

Clause 21.02 Sustainable Settlement
Clause 21.03 Local Area Plans

Officer Response

The proposal provides for infill land for residential development within easy access of town
and a range of services. The impact on the heritage building has been assessed through
a Heritage Advisor and is considered to still retain the heritage value identified for this site.
Any future development on the vacant lot requires a planning permit and can further be
considered under the controls. The flooding impacts have been assessed by the Goulburn
Broken Catchment Management Authority who have not objected and given no conditions.
It is considered that the heritage significance and the flood risk have been assessed to a
satisfactory level. The fact that this subdivision is adjacent to the Principal Road Network
has been reviewed by the Department of Transport who have no objections subject to no
new access being created, which further retains the current circumstances and thus not
interrupting the historical aesthetics of the location.

Relevant Particular Provisions
Clause 52.29 Land Adjacent to the Principal Road Network

The purpose is to ensure there is appropriate access to identified roads and to ensure
appropriate subdivision of land adjacent to identified roads.

Pursuant to Clause 52.29-2 a permit is required subdivide land adjacent to a road adjacent
to the Principal Road Network (TZ2).
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Appropriate decision guidelines are considered to be i
1 The views of the relevant road authority.

Officer Response

The Department of Transport have not objected and have provided conditions for any
permit to issue.

Clause 56 Residential Subdivision

For a two lot subdivision in the General Residential Zone the following objective must be
met

2 lots Clauses 56.03-5, 56.04-2, 56.04-3, 56.04-5, 56.06-8 to 56.09-2.

The purpose is to create liveable and sustainable neighbourhoods, and urban places, with
character and identity.

The standards should normally be met however if the Responsible Authority is satisfied an
application for an alternative design solution meets the objective, then it may be
considered.

Clause 56.03-5

Standard C6 T Neighbourhood Character Objective i a subdivision should respect the
existing neighbourhood character or achieve a preferred. It should respond to and
integrate with the surrounding urban environment. It should protect significant vegetation
and site features.

This proposal provides for a vacant lot that is of a size that can accommodate a dwelling
in a garden setting. It also reflects the lot sizes opposite which are around the 600 square
metre area.

Clause 56.04-2

Standard C8 7 Lot Area and Building Envelopes Objective i 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
retention of any significant vegetation and site features.

The lot can accommodate an area of 15m by 10m which allows for good orientation, solar
access, garden, vehicle parking and easements.

Clause 56.04-3

Standard C9 i Solar Orientation of Lots Objective - to provide good solar orientation and
solar access for dwellings.

A dwelling could be located on the lot to gain morning sun and afternoon sun into habitable
room windows.
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Clause 56.04-5

Standard C11 7 Common Area Objectives i this is not relevant to this proposal as each
lot will be independent.

Clause 56.06-8

Standard C21 1 Lot Access Objective i to provide for safe access between roads and lots.

Each lot will have its own access and Department of Transport have reviewed this
proposal, provided conditions and given consent.

Clause 56.09

Standards C27 1 C30 1 Utilities

The utility providers decided if they are sharing and they usually do.
Electricity is available.

Telecommunications is a requirement.

Fire hydrants and public lighting are not relevant to this proposal given it is a two lot
subdivision.

Officer Response

The proposal responds positively to all required objectives.

Clause 53.01 Public Open Space Contribution

Given the size of the vacant lot and the allowance of only one access from Tarcombe, and
the historic building well conserved on the other, it is considered that the lots will at this
time not be further subdivided and therefore no Public Open Space will be required as it is
considered it is exempted.

The decision guidelines of Clause 65.02

The proposal provides an infill lot within walking distance to town and a range of
services.

Other relevant adopted State policies/strategies 1 (e.g. Melbourne 2030.)
Hume Regional Growth Plan 2014 i supports infill in urban areas

Relevant incorporated, reference or adopted documents

Euroa Neighbourhood Character Study 2008

Euroa Township Strategy 2020

Strathbogie Heritage Study

All have been considered in this assessment and the proposal generally accords with the
strategic directions and guidance.

Relevant Planning Scheme amendments
Planning scheme amendment C052 revises the flood mapping that affects this site to a
lesser risk from flood than previously.
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Risk Management
The author of this report considers that there are no significant Risk Management factors
relating to the report and recommendation.

Strategic Links 7 policy implications and relevance to Council Plan
The author of this report considers that the report is consistent with Council Policies, key
strategic documents and the Council Plan.

Summary of Key Issues and Assessment

1 The impact of the subdivision on the heritage significance of the existing place.
1 The risk of flooding.

Officer Response:

The impact of the proposal on the heritage place has been assessed as being minimal,
particularly given that any future development will trigger the need for a planning permit
which will be reviewed by the Heritage Advisor.

The risk of flooding has been reviewed by the floodplain management authority to be low
and they have provided no conditions at this stage, given that the overlay that will be still
apply after C052 is gazetted, will trigger the need for a permit and referral, where at that
point the risk to the development can be assessed.

Conclusion
After due assessment of all the relevant factors, it is considered appropriate to grant a
planning permit, subject to conditions.

Decision:
Delegate Report  Yes Council Report  Yes for March 2022
Determination: | Choose an item. Determination Date:

Endorsed Plans:
Date: Plan Numbers:

Declaration:

In making this decision as a delegated Officer, | declare that | have had regard to the
decision-making requirements of the Strathbogie Shire Council's Governance Rules 2020
outlined by Rule 6 and have:

Made a fair, balanced, ethical and impartial decision - Sub Rule 6(c)(i) X

Made a decision based on merits, free from favouritism or self-interest
and without regard to irrelevant or unauthorised considerations- Sub Rule 6 (c)(ii) X

Applied the principles of natural justice to my decision, ensuring any person whose
rights will be directly affected by the decision has been entitled to communicate their
views and have their interests considered - Sub Rule 6(d) N/A

Identified the person or persons whose rights will be directly affected Sub Rule 6(e)(i) X
Given notice of the decision Council must make under Sub Rule G(e)(i) N/A
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Ensured that such person(s) have had an opportunity to communicate their views and
have their interests considered before | made the decision - Sub Rule 6(e)(i) N/A

Included information about how I've met these Sub Rules in my delegate report-
Sub Rule 6(e)(iv) X

Attachments

Plans for endorsement

Assessing Gillian Williamson

Officer: Principal Planner Reviewing Officer:

Signature: G Williamson Signature: 6 C Zé
Date: 11 February 2022 Date: 17 February 2022

Copy of permit to:

Department of Transport
GBCMA
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ATTACHMENT 2:
M
Lot 1
1299m2
Site: Drawing: Project: Drawn:
43-45 Tarcombe Street, Euroa 21075-1 21075 RS
s Subdivision Layout Plan ?cgg% 52;3:7;2021 iev:

‘;. Planography Pty Ltd
0% §‘ PO Box 366
6 Binney Street
Euroa Vic 3666
Planography |ph:0437620174
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9.1.6 Planning Applications Received and Planning Applications Determined
-1 to 28 February 2022

Author: Manager Planning & Investment
Responsible Director: Director Community and Planning

EXECUTIVE SUMMARY

This report provides listings of all Planning Applications Received (Attachment 1)
and Planning Applications Determined (Attachment 2) for the period of 15t to 28%"
February 2022. The latest available Planning Permit Activity Performance Figures
are also attached (Attachment 3). The contents of this report are provided for
information purposes only.

It is noted that there were 13 new planning applications received and 20 planning
permit applications decided upon during the reporting period.

RECOMMENDATION

That Council:

1. Note that there were 13 new planning applications received, and
20 planning permit applications decided on during the period of 1%
to 28" February 2022.

2. Note the report.

PURPOSE AND BACKGROUND
To report to Council on the current planning application activity and matters
considered under delegation.

ISSUES, OPTIONS AND DISCUSSION

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that Priority is to be given to achieving the best outcomes for the
municipal community, including future generations.

Council is a Responsible Authority under the Planning and Environment Act 1987
(the Act). In this role, Council administers the Strathbogie Planning Scheme
(Planning Scheme) and, among other things, determines planning permit
applications made for the use and development of the land in the municipality.
Under delegated authority of Council, Council officers determine some matters.

Many types of use and development do not require a planning permit and may take
place without being recorded as part of the planning approvals data. The statistics
presented do not represent all development activity in the municipality. In addition,
some planning permits are not acted on, or there may be a delay between when
the approval is granted and when works take place.
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9.1.6 Planning Applications Received and Planning Applications Determined
- 1 to 28 February 2022 (cont.)

COMMUNITY ENGAGEMENT
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that the municipal community is to be engaged in strategic planning
and strategic decision making.

Individual applications consider these requirements through assessment phase of
each application as per the Planning and Environment Act 1987 and the provisions
of the Strathbogie Planning Scheme.

Conflict of Interest Declaration

All officers, and/or contractors, involved in the preparation of this report have signed
a written declaration that they do not have a conflict of interest in the subject matter
of this report.

Transparency
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that the transparency of Council decisions, actions and information is
to be ensured.

This report continues to demonstrate that Council is being transparent in its position
in relation to all applications received and determined by the Council.

CONCLUSION
This report is provided for Council to note the current planning permit application
activity.

ATTACHMENTS

Attachment 1: Planning Applications Received

Attachment 2: Planning Applications Determined
Attachment 3: Planning Permit Activity Performance Figures
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ATTACHMENT 1:

Tuesday, 1 February 2022

: Application Number . " Cost Of
Site Address Display Application Description Works

95 Paynters Road, Earlston VIC 3669  P2022-009 Use and development of land for a dwelling and alterations to an existing outbuilding $280,000.00

Wednesday, 2 February 2022

Site Address Appllcatlpn MUGHEET Application Description
Display

2209 Creightons Creek Road, P2022-010 Two Lot Re-Subdivision (Dwelling Excision) $0.00
Creightons Creek VIC 3666

Wednesday, 9 February 2022

: Application Number . _ Cost Of
Site Address Display Application Description Works

Lily Street, Violet Town VIC 3669 P2022-012 Two Lot Subdivision $0.00

Thursday, 10 February 2022

: Application Number . _ Cost Of
Site Address Display Application Description Works

1261 Harrys Creek Road, Marraweeney P2022-011 Development of land for an extension to a dwelling $130,000.00
VIC 3669
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Thursday, 17 February 2022

: Application Number . " Cost Of
Site Address Display Application Description Works

306-308 High Street, Nagambie VIC P2022-013 Development of land for 2 commercial premises, use and development for 5 dwellings, staged 7 lot $3,500,000.00
3608 subdivision, reduction of car parking spaces and waiver of loading bay requirement

Friday, 18 February 2022

Site Address Appllcatlpn MUGHEET Application Description
Display

25 Filson Street, Nagambie VIC 3608 P2022-015 Two Lot Subdivision $0.00

Monday, 21 February 2022

: Application Number . . Cost Of
Site Address Display Application Description Works

10 Valentines Lane, Avenel VIC 3664  P2022014 Construction of a domestic shed prior to a dwelling in the Township Zone $35,932.00

Tuesday, 22 February 2022

. Application Number . o Cost Of
Site Address Display Application Description Works

15 Scobie Road, Longwood East VIC P2022-016 Construction of a shed for dog grooming (existing dog training complex) $17,765.00
3666

Wednesday, 23 February2022

: Application Number L o Cost Of
Site Address Display Application Description Works

75 Railway Street, Euroa VIC 3666 P2022-020 two (2) lot subdivision (boundary realignment) $0.00
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Thursday, 24 February 2022

: Application Number . . Cost Of
Site Address Display Application Description Works
304 Goulburn Weir-Murchison Road, P2022-018 Use and development of land for a dwelling $450,000.00
Goulburn Weir VIC 3608
686 Drysdale Road, Euroa VIC 3666 P2022-017 Development for an office and maintenance building associated with Egg Production Farm $350,000.00

Friday, 25 February 2022

: Application Number . — Cost Of
Site Address Display Application Description Works
152-158 Anderson Street, EuroaVIC P2022-019 Two (2) lot subdivision $0.00
3666

Monday, 28 February 2022

Application Number . o Cost Of
Display Application Description Works

Site Address

77 McKindleys Road, Arcadia South VIC P2022021 Construction of a replacement dwelling $495,000.00
3631
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ATTACHMENT 2:

7/02/2022 12:00:00 AM

. Application C _ Cost Of .
Site Address Number Display Application Description Works Decision
2135 Euroa-Mansfield Road, Gooram P2021-202 Use for land Group Accommodation (Existing Building) and Construction of a New $280,000.00 Issued
VIC 3666 Dwelling
41 Primrose Street, Violet Town VIC ~ P2021-166 Two (2) lot subdivision $0.00 Issued
3669
54 Blayney Lane, Nagambie VIC 3608 P2021-162 Use and development of land for two accommodation buildings $98,000.00 Issued

11/02/2022 12:00:00 AM

Application Cost Of

Site Address Number Display Application Description Works Decision
14 Clifton Street, Euroa VIC 3666 P2021-200 Use of land for a self-catered Function Centre $0.00 Issued
32 Hunter Street, Euroa VIC 3666 P2021-217 Development of land for a dwelling $350,000.00 Issued
8 Withers Street, Longwood VIC 3665 P2021-210 Development of land for an extension to an existing dwelling $60,000.00 Issued
Faithfuls Creek Road, Euroa VIC 3666 P2021-172 Use and Development for a Dwelling and Shed; Creation of an Access from a Road  $480,000.00 Issued

Zone Category 1

17/02/2022 12:00:00 AM

Application

St Aekliess Number Display

Application Description Cost Of Works Decision

7 Hill Close, Ruffy VIC 3666 P2021-090 Use and Development of land for a dwelling $200,000.00 NOD
7 Hill Close, Ruffy VIC 3666 P2021-092 Use and Development of land for a dwelling $200,000.00 NOD
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18/02/2022 12:00:00 AM

Application

Site Address ; Application Description Cost Of Works Decision
Number Display
10 Jean Street, Longwood VIC 3665  P2020-147 Development of land for a dwelling and shed $215,000.00 NOD
16 Jones Street, Avenel VIC 3664 P2021-175 Two Lot Subdivision $0.00 NOD
22 Nolans Road, Ruffy VIC 3666 P2020-162 Use and Development for a Caretakers House; Change of Use ofexisting building to ~ $85,000.00 NOD
Museum (Military Memorabilia Display); and Signage
25 Tarcombe Street, Euroa VIC 3666 P2021-122 Development of Land for a Bottle Shop and Liguor License $480,000.00 NOD

21/02/2022 12:00:00 AM

Application

Site Address ; Application Description Cost Of Works Decision
Number Display
1261 Harrys Creek Road, P2022-011 Development of land for an extension to a dwelling $130,000.00 Issued
Marraweeney VIC 3669

22/02/2022 12:00:00 AM

. Application o . Cost Of -
Site Address Number Display Application Description Works Decision
21 Cowslip Street, Violet Town VIC P2021-213 Two (2) lot subdivision $0.00 Issued
3669
298 Mitchellstown Road, Tabilk VIC P2021-188 Native Vegetation Removal (3 Large trees to allow for up -graded vehicle access and $0.00 Issued

3607 internal access tracks)
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24/02/2022 12:00:00 AM

Application

Site Address ; Application Description Cost Of Works Decision
Number Display
107 Binney Street, Euroa VIC 3666 P2021-233 Two Lot Subdivision $0.00 Issued
15 Moglonemby Road, Euroa VIC P2021-232 Four Subdivision $0.00 Issued
3666
327 Euroa-Mansfield Road, Euroa VIC P2021-230 Two (2) lot re-subdivision and use and development of land for a dwelling $450,000.00 Issued
3666

28/02/2022 12:00:00 AM

Application o . Cost Of -
Number Display Application Description Works Decision

Site Address

40 Longwood Road, Avenel VIC 3664 P2021-226 Two (2) Lot Subdivision (Boundary Realignment) $0.00 Issued
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ATTACHMENT 3:

Performance figures

_ Financial Year Rural SMR

Applications with: @
Public notice
Further information
Referrals
Submissions

Financial O

Total value of fees for applications received
Average fee per application received

Total estimated cost of worles for permits issued
Awverage cost of works per permit issued

Processing times @
Average gross days o

Fesponsible Authority determination

Median processing days to

Responsible Authority determination

Completed within sixty days

Average gross days to final outcome
Median processing days to final outcome

Vic Smart applications @
Received
Completed
Completed within ten days

LS L= [y e

510,374

5692

56,510,343
5406923

127

98

68.8%
164
105

[T [ ]

100.0%
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517,976
31,124
34,018,731
5167447

107

66

76.2%
100
70

o |en

100.0%

56 10
a0 1
56 9

n
5150107 518,663
8927 51,073
533733147 58,340,081
5204,443 5464952
28 118
70 7
T78.1% 63.8%
85 131
71 g2
21 3
27 3
T77.8% 65.1%

—= h h "

38,140
86T
52,322 380
5246366

92

62

70.0%
99
63
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9.2 COMMUNITY

9.2.1 Draft Streetscape Plans i Avenel, Euroa, Longwood, Strathbogie and Violet
Town

Author: Executive Manager Communications and Engagement
Responsible Director: Director Community and Planning
EXECUTIVE SUMMARY

I n Strathbogie Shire Council bés 2020/ 21 Budg
to renew and improve streetscapes in Avenel, Euroa, Longwood, Strathbogie,
Nagambie and Violet Town.

Ef fective streetscape design is an integral
increasing civic pride and improving a sense of well-being and belonging. The

purpose of the streetscape renewal plan is to provide a visual guide for future

streetscape development, rather than a literal or specific representation of works to

be completed.

To ensure community input into the development of the streetscape plans, Council
created a planned engagement program and associated communications
campaign that aimed to ensure our community was clear on how to have their say
and felt confident in the process. The Nagambie Streetscape project is being
treated separately to this process as it will form part of the updated Nagambie
Growth Management Strategy that will be subject to a future council report.

This plan took a four-stage approach, each building on insights from the previous
phase and focusing on delivering what our communities value. It ensured
community input into each stage of the planning, from initial brainstorming ideas,
confirming the projects objectives and key themes, to feedback on draft designs.

Our engagement approach was flexible and adapted as we moved through the
stages and were impacted by coronavirus (COVID-19) restrictions. It ensured
guantitative and qualitative engagement techniques were used to gather
community feedback.

Council has now completed three of the four stages of our planned community
engagement activities, with the fourth stage closing the loop on the engagement
process.

Through this feedback we are confident to recommend proceeding with Stage 1
works in Avenel, Euroa and Longwood and to continue working with the Strathbogie
and Violet Town communities to ensure satisfaction before works progress. Stage
1 identifies the immediate action, while future stages in all townships will be subject
to further community consultation, external grant funding and subject to Council
annual budgetary process.
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9.2.1 Draft Streetscape Plans i Avenel, Euroa, Longwood, Strathbogie and Violet Town

(cont.)

1.

RECOMMENDATION

That Council:

Adopt Stage 1 of the Avenel, Euroa and Longwood Streetscape Plans
as amended to respond to feedback received during the community
engagement process.

Allocates $263,000 in funding to proceed with Stage 1 of the Avenel
Streetscape Plan. Noting the community-led changes to the draft plan,
which include:

a. Change of seating style to enhan
b. The removal of overhead signhage; and

c. The addition of a (dog friendly) water fountain.

Allocates $283,000 in funding to proceed with Stage 1 of the Euroa
Streetscape Plan. Noting the recommendations in the engagement
report, to:

a. Develop species plan in conjunction with the Euroa Garden Club,
Euroa Arboretum and Euroa Chamber of Business and Commerce;
and

b. Ensure further community engagement before considering future
streetscape stages in relation to any changes to car parking.

Allocates $258,000 in funding to proceed with Stage 1 of the
Longwood Streetscape Plan noting that option A within the draft plan
was the community preference.

Does not proceed with the current draft Strathbogie Streetscape Plan
and establishes a working group to develop further draft designs for
the Strathbogie Streetscape Plan, which would be released for further
broad community consultation.

Does not proceed with the current draft Violet Town Streetscape Plan
and establish a working group to develop further draft designs for the
Violet Town Streetscape Plan, which would be released for further
broad community consultation.

Receives a report at the April 2022 Council Meeting to identify Terms
of Reference for streetscape plan working groups in Strathbogie and
Violet Town.
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9.2.1 Draft Streetscape Plans i Avenel, Euroa, Longwood, Strathbogie and Violet Town

(cont.)

PURPOSE AND BACKGROUND
The aim of the streetscape plans in Avenel, Euroa, Longwood, Strathbogie and
Violet Town is to improve the commercial vitality of our main streets by delivering
infrastructure improvements that:
1 Create a distinctive sense of place for local residents, visitors and
businesses
1 Provide a high quality, attractive public space where people want to visit
and shop, and
1 Improve the attractiveness, comfort, accessibility, connectivity and safety
each of our main streets or main commercial areas.

Following a procurement process, local contractor About Architecture was engaged

to create draft plans in Avenel, Euroa, Longwood, Strathbogie and Violet Town.
Effective streetscape design is an integral
increasing civic pride and improving a sense of well-being and belonging. The

purpose of the streetscape renewal plan is to provide a visual guide for future

streetscape development, rather than a literal or specific representation of works to

be completed. The recommendations include streetscape projects which can be

implemented progressively. Stage 1 identifies the immediate action. Future stages

in all townships will be subject to further community consultation, external grant

funding Council annual budgetary process.

The draft plans for Nagambie are being developed separately to form part of the
Nagambie Growth Management Strategy and therefore do not form part of this
report.

Council has now completed three of the four stages of our planned community
engagement activities. The final stage will be closing the loop with our community.

ISSUES, OPTIONS AND DISCUSSION

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that priority is to be given to achieving the best outcomes for the
municipal community, including future generations.

Three of the five townships indicated majority support for the draft concept plans,
achieving satisfaction ratings (weighted average out of a possible five) in Avenel,
Euroa and Longwood of 3.79, 3.96 and 4.43 respectively. Feedback in Strathbogie
and Violet Town was less supportive with overall satisfaction ratings of 2.79 and
3.00.
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9.2.1 Draft Streetscape Plans i Avenel, Euroa, Longwood, Strathbogie and Violet Town

(cont.)

The table below provides a summary of the satisfaction ratings.

Township Contributions | Satisfaction Sat_isfaction Satisfaction
genrﬂﬁg)and (Draft Plans) géelzldgt?;r(l:i;]t to E)T/rec:’J:ch:)t
Avenel 19 3.79 (75.8%) 3.71 3.75
Euroa 43 3.96 (79.2%) 3.75 3.69
Longwood 14 4.43 (88.6%) 4.2 4.49
Strathbogie 45 2.79 (55.8%) 2.49 2.66
Violet Town 21 3.00 (60%) 2.91 3.52

What we heard in Avenel
Avenel residents provided support for progressing the renewal of their
streetscape and the draft concept plans. They also provided suggestions, which
have been incorporated in the final plans. We heard:
T Limited (if any) support for overhead structures or signage
1 Include a (dog friendly) water fountain in the design
1 The community supported more seating, and asked for a style that
enhances the township's heritage theme
1 There was support for future stages outlined in the draft plan to upgrade
the area of the rail line, near Harvest Home especially for walking and
parking
1 Support for town entry signage upgrades.

What we heard in Euroa
Euroa residents provided strong support for progressing the renewal of their
streetscape and the concept plans. We heard:
f Comments included o6perfectd, O6love itéb,
1 There is a mixed reaction to the type of plants to be used 1 overall the
message is to keep them low to ensure visibility
1 There is interest in sculptures and articles of interest to children
1 Streetscapes should be for the ambiance of pedestrians not cars
1 However, the issue of any car parking reduction in future stages was a key
concern.

What we heard in Longwood
Longwood residents provided strong support for progressing the renewal of their
streetscape and chose Option A of the concept plans presented. We heard:
T The community was keen for us to O6get or
1 Concept Option A was chosen by the community for the commencement
of the renewal
1 They wanted repurposed or recycled materials throughout the streetscape
1 Option B requires more thought in relation to memorial area
9 Drainage remains a problem in Longwood, noting it is outside the scope of
these works.
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9.2.1 Draft Streetscape Plans i Avenel, Euroa, Longwood, Strathbogie and Violet Town

(cont.)

What we heard in Strathbogie

Strathbogie residents indicated a lack of support for the concept designs and the
streetscape upgrade project. Generally, respondents did not think that the
upgrade proposal aligned with community input provided during the first two
stages. We heard:

Overwhelmingly the message was not to remove the deciduous trees in
the medium strip

We were told to leave things as they are and get on with other projects
There was some appetite for low level plantings in the median strip
Questions were asked about the watering system reliability

Designs should include a greater focus on the memorial to the WW1
soldiers in the median strip.

= =4 -8 -9 =

In addition, two petitions regarding the draft streetscape plan were heard and
noted by the Council at the February 2022 Council Meeting.

What we heard in Violet Town
While Violet Town residents showed support for upgrade works, they did not
support the draft design or believe it aligned with community input. We heard:
1 Support to upgrade the median strip with plantings and sculpture that
reflects the art and music culture of the town
No support for widening the median strip
Consideration must be given to large machinery from the farming
community travell i ng trheaningphvidaniogh 6 s ma i
median strip
Support for safety upgrades and slowing traffic
Enhanced pedestrian safety/ connectivity (in the form of pedestrian
crossings) continues to be at the forefront of discussions. Discussions
regarding the possibility of formalised pedestrian access across Lily Street
(corner store) and across Cowslip Street
T Investigation into the intersection of Daphne and Cowslip Streets as larger
vehicles negotiate a right-hand turn into Cowslip Street from Daphne
Street.

1
1

=a =

Following three stages of community engagement, officers are confident to
recommend funding the stage one works in Avenel, Euroa and Longwood i
incorporating minor community-led changes, as detailed above.

Stage 1 deliverable include the following:

1 Avenel
o Installation of entry signage and low level planting surrounding it
o0 Installation of drinking fountain in Queen Street
0 Verge extension at the end of Queen Street improving pedestrian
movement
Landscaping surrounding pedestrian railway crossing
Installation of bark/ground cover and feature granite rocks
Installation of advanced trees and low level planting
Installation of new bench seats, bollards and bin surrounds on
Queen Street.

O o0oo0oo
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9.2.1 Draft Streetscape Plans i Avenel, Euroa, Longwood, Strathbogie and Violet Town

(cont.)

{ Euroa

0 Repair and clean of kerbing

o0 Removal od damaged pavement surface in preparation of low level
planting
Installation of waterwise irrigation system
Installation of surface drainage systems at appropriate locations
Provision of underground power supply for inground lighting
Preparation of soil for planting
Installation of bark/ground cover and feature granite rocks
Installation of advanced trees and low level planting
Installation of new seating, bike racks, bin surrounds and planter
boxes
Installation of new pavement surface to the area (consideration of
permeable concrete)

0 Replacement of existing lights (taller than existing) and bollards as

per material palette

0 Zebra pedestrian crossing

o0 Installation of sculptural signage
1 Longwood

o0 Installation of railway pedestrian crossing
Installation of kerbing to Down Street in leadup to railway crossing
Drainage solution adjacent to railway crossing
Installation of swale
Installation of gravel pathway
Preparation of soil for planting
Installation of bark/ground cover and feature granite rocks
Installation of advanced trees and low level planting
Installation of signage at key locations
Installation of crossing location at Hill Street, incorporating
bollards.

O O0OO0OO0OO0OO0oOOo

(@]

OO0OO0OO0OO0OO0OO0OO0OOo

Any future stages within all townships require further community consultation.
Further community engagement is needed in Strathbogie and Violet Town to
ensure community support and determine stage one priorities.

COMMUNITY ENGAGEMENT
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that the municipal community is to be engaged in strategic planning
and strategic decision making.

Council created a four-stage engagement program to ensure community input into

the development of the draft plans. The associated communications campaign

achieved a social media reach of more than 26,000 and 424 contributions on
Council 6s online engagement pl atform Share
stage is provided below.

Stage one

Stage one involved face-to-face community meetings held in townships throughout

the Shire to inform the Council Plan and Community Vision, to also gather feedback

on streetscape ideas. We priariiek endthe fepewal @ur c om
their main street areas.
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9.2.1 Draft Streetscape Plans i Avenel, Euroa, Longwood, Strathbogie and Violet Town

(cont.)

Council is acutely aware of creating engagement fatigue (we have sort feedback
on more than 30 projects, plans and documents in the past 12 months) and our
goal is to use opportunities for multiple input wherever possible.

These suggestions were provided to About Architecture who used them to develop
a consultation document, which set project objectives and key themes for each
township.

Stage two

Stage two tested the project objectives and key themes developed for each
township with our community. A mapping tool on www.share.strathbogie.vic.gov.au
was utilised to seek further advice from the community on how to improve
streetscapes.

The feedback from both these stages was provided to About Architecture to
develop Draft Streetscape Plans in Avenel, Euroa, Longwood, Strathbogie and
Violet Town.

Stage three

Stage three involved the release of the draft streetscape plans for broad community
feedback. One of the major challenges we encountered during this stage was
moving our approach to predominately online engagement methods via
www.share.strathbogie.vic.gov.au

Online engagement i s not al | residentsodé6 p
ensure as broader input as possible we called for feedback via letters, emails,
phone calls and face-to-face sessions whenever possible.

Static displays were also established in each of the towns, using shop front
windows or notice boards to display the streetscape fact sheet and concept
designs. Our goal was to reach people who did not have computer access.

Draft design documents were housed in cafes in Violet Town, Longwood and
Strathbogie and the Avenel Pharmacy and coffee shop. We took advantage of the
popular vaccination service in Avenel, knowing people had to wait 15 minutes post
vaccination and taped the Avenel fact sheet and concept design to outside tables.

Our individual town factsheets included a Quick Reference (QR) code, which is the
first time we have used this facility. When the phone is held over the QR code it
took them directly to the individual town or village concept plans making it easy to
respond to our engagement questions.

Communications campaign

Throughout the 12-month engagement period, which began in February 2021, all
available communications channels to spread the message about the project and
educate the community on how to have its say.


http://www.share.strathbogie.vic.gov.au/
http://www.share.strathbogie.vic.gov.au/
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9.2.1 Draft Streetscape Plans i Avenel, Euroa, Longwood, Strathbogie and Violet Town

(cont.)

An extensive social media campaign directed interested community members to
www.share.strathbogie.vic.gov.au for more information and to share advice. During
the life of the campaign more than 25 posts were created using images, maps and
video content.

Our digital reach was boosted by a video of Mayor Cr Laura Binks reminding our
communities to have their say.

Paid advertising in our regular column which appears weekly in the Euroa Gazette
and fortnightly in the Nagambie Community Voice. These advertisements appeared
several times during each active feedback stage.

Media releases were prepared for local media outlets directing people to contact
us via Share Strathbogie or our Customer Service number with their ideas.

Council staff were also engaged, asking for their suggestions as 72 per cent live in
Strathbogie Shire and 25 per cent live in neighbouring shires.

Council 6s monthly eNews publication
tapped into the Economic Devel opment
across our Shire to reach the business community.

Local community leaders were kept updated with letters and emails and many
corresponded with us directly.

POLICY CONSIDERATIONS

Council Plans and Policies
The streetscape project relates to the 2021-2025 Council Plan:

Strategic focus area 1. Engage. Create. Unite.
One of t he ¢ o mmu'areate welcaning sncal spacas svhette people
can connect'.

LEGAL CONSIDERATIONS

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that Council decisions are to be made and actions taken in accordance
with the relevant law.

There are no legal matters raised by this project and it is noted that community
engagement is consistent with the principles outlined in the Local Government Act
2020.

Conflict of Interest Declaration

All officers, and/or contractors, involved in the preparation of this report have signed
a written declaration that they do not have a conflict of interest in the subject matter
of this report.



http://www.share.strathbogie.vic.gov.au/
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9.2.1 Draft Streetscape Plans i Avenel, Euroa, Longwood, Strathbogie and Violet Town

(cont.)

Transparency
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that the transparency of Council decisions, actions and information is
to be ensured.

This report is being discussed in a Council meeting open to the public. The
Engagement Report outlining all feedback will also be made available to the public
on www.share.strathbogie.vic.gov.au

FINANCIAL VIABILITY CONSIDERATIONS
One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that the ongoing financial viability of the Council is to be ensured.

Funding to the value of $650, 000 has been a
which is expenditure of Federal Government funding provided to Council which
needs to be expended by 30 June 2022.

This report recommends expenditure of $804,000. This would be funded through
the current $650,000 allocation from the external federal grant, with the remaining
financial commitment to form part of the draft 2022/23 Budget.

SUSTAINABILITY CONSIDERATIONS

One of the overarching governance principles in section 9 of the Local Government
Act 2020 is that the economic, social and environmental sustainability of the
municipal district, including mitigation and planning for climate change risks, is to
be promoted.

Economic
The aim of the streetscape plans is to improve the commercial vitality of our main
streets by delivering infrastructure improvements that:

T Create a distinctive sense of place for local residents, visitors and
businesses

1 Provide a high quality, attractive public space where people want to visit
and shop, and

1 Improve the attractiveness, comfort, accessibility, connectivity and safety
each of our main streets or main commercial areas.

Social

Ef fective streetscape design is an integral
increasing civic pride and improving a sense of wellbeing and belonging. In

particular these designs aim to improve connection to place, by:

1 Creating a local sense of place by reinforcing identity and telling local stories
through the choice of materials and placemaking, and

1 Reinforce visual and physical connections to the surrounding landscape
and heritage.


http://www.share.strathbogie.vic.gov.au/
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9.2.1 Draft Streetscape Plans i Avenel, Euroa, Longwood, Strathbogie and Violet Town

(cont.)

Climate change
The streetscape plan aims to improve the environmental function of our
townships by:

Increasing areas of landscaping to improve passive cooling

Embracing opportunities to utilise solar energy for lighting

Increasing irrigation potential and stormwater drainage

Replacing landscape treatments that are at the end of their lifecycle
Increasing the capacity of existing green networks to enhance biodiversity
and habitat corridors

Ensuring the retention and renewal of the significant mature street trees
where possible and the character of leafy streetscapes

1 Increase the amount of permeable surfaces, soft landscape areas and
shade trees.

E N I ]

E ]

HUMAN RIGHTS CONSIDERATIONS
The report writer does not consider this report has implications to human rights
considerations.

CONCLUSION

Ef fective streetscape design is an integral
increasing civic pride and improving a sense of well-being and belonging. Following

the community engagement process on the draft streetscape renewal designs, the

levels of satisfaction achieved in Avenel, Euroa and Longwood of 3.79, 3.96 and

4.43 (weighted average out of a possible five) respectively mean officers are

confident to recommend funding works in these townships.

Satisfaction ratings of 2.79 and 3.00 in Strathbogie and Violet Town respectively
indicate that further community engagement is needed in Strathbogie and Violet
Town to ensure community support and priorities.

ATTACHMENTS

Attachment 1. Community Engagement Report 1 Draft Streetscape Plans
Attachment 2: Avenel Streetscape Plan

Attachment 3: Euroa Streetscape Plan

Attachment 4: Longwood Streetscape Plan
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ATTACHMENT 1.

Share
Strathbogie

Ensuring
community input
into our decision
making

Draft Streetscape plans

Avenel. Euroa. Longwood. Strathbogie. Violet Town.

Background

In Strathbogie Shire Council’s 2020/21 Budget $650,000 in funding was approved to renew and
improve streetscapes in Avenel, Euroa, Longwood, Strathbogie, Nagambie and Violet Town.
The aim of the streetscape plans is to improve the commercial vitality of our main streets by
delivering infrastructure improvements that:

* Create a distinctive sense of place for local residents, visitors and businesses

* Provide a high quality, attractive public space where people want to visit and shop, and

* Improve the attractiveness, comfort, accessibility, connectivity and safety each of our
main streets or main commercial areas.

Local contractor About Architecture was engaged to create draft plans in Avenel, Euroa,
Longwood, Strathbogie and Violet Town. The draft plans for Nagambie are being developed
separately and therefore this engagement report does not include Nagambie feedback.

The Engagement Approach

We planned an engagement program and associated communications campaign that would
ensure our residents were clear on how to have their say and feel confident in providing their
feedback.

This plan took a four-stage approach, each building on insights from the previous phase and
focusing on delivering what ocur communities value. It ensured community input into each stage
of the planning, from initial brainstorming ideas, confirming the projects objectives and key
themes, to feedback on draft designs. The final stage will be closing the loop with our
community.

Our engagement approach was flexible and adapted as we moved through the stages and were
impacted by coronavirus (COVID-19) restrictions. It ensured quantitative and qualitative
engagement techniques were used to gather community feedback.
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Stage one

In the first stage we used the face-to-face community meetings we held in townships throughout
the Shire to inform the Council Plan and Community Vigion, to alzo gather feedback on
streetscape ideas. We asked for our community’s priorities on the renewal of their main street
areas.

Council is acutely aware of creating engagement fatigue (we have sori feedback on more than
30 projects, plans and documents in the past 12 months) and our goal is o use opportunities for
multiple input wherever possible.

These suggesations were provided to About Architecture who used them to develop a
consultation document, which set project objectives and key themes for each township.

Stage two

In stage two we tested the project objectives and key themes developed for each township with
our community. We also used the mapping tool on www _share strathbogie vic.gov.au to seek
further advice from the community on how to improve streetscapes.

The feedback from both these stages was provided to About Architecturs to develop Draft
Streetscape Plans in Avenel, Eurca, Longwood, Strathbogie and Violet Town.

Stage three

Dwuring stage three we released draft streetscape plans for broad community feedback. One of
the major challenges we encountered during this stage was moving our approach to
predominately online engagement methods via www_share strathbogie vic.gov.au

We know this is not all residents’ prefermed engagement method, so to ensure as broader input
as possible we called for feedback via letters, emails, phone calls and face-to-face sessions
whenever possible.

Static displays were alzo established in each of the towns, using shop front windows or notice
boards to display the streetscape fact sheet and concept designs. Our goal was to reach people
who did not have computer access.

Drraft design documents were housed in cafes in Violet Town, Longwood and Strathbogie and
the Avenel Pharmacy and coffee shop. We took advantage of the popular vaccination service in
Avenel, knowing people had to wait 15 minutes post vaccination and taped the Avenel fact sheet
and concept design to outside tables.

Our individual town factsheets included a Quick Reference (QR) code, which is the first time we
hawve used this facility. When the phone is held over the QR code it took them directly to the
individual town or vilage concept plans making it easy to respond to our engagement guestions.

Draft Engagement Report - Streetscapes
Doc ID#7TEEE05
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Communications campaign

Throughout the 12-month engagement period, which began in February 2021, we have used all
available communications channels to spread the message about the project and educate the
community on how to have its say.

An extensive social media campaign directed interested community members to
www _share strathbogie.vic.gov.au for more information and to share advice. During the life of the
campaign more than 25 posts were created using images, maps and video content.

Owr digital reach was boosted by a video of Mayor Cr Laura Binks reminding our communities to
have their say.

We used the paid adverizing in our regular column which appears weekly in the Eurca Gazetie
and fortnightly in the Nagambie Community Voice. These advertisements appeared several
times dunng each active feedback stage.

Media releases were prepared for local media outlets directing people to contact us via Share
Strathbogie or our Customer Service number with their ideas.

We engaged our staff, asking for their suggestions because 72 per cent live in Strathbogie Shire
and 25 per cent live in neighbouring shires.

We used our monthly eMews publication to seek feedback on the draft plans and tapped into the
Economic Development Team®s email to more than 900 businesses across our Shire to reach
the business community.

We kept local community leaders updated with letters and emails and many comesponded with
us directly.

The stages, goals and tools to be used are summarised in the table below:

Stage Goal Tools and methods
One * To inform the community about the » Face-to-face Share Strathbogie
streetscape renewal project and seek sessions in five townships across Shire.

broad suggestions for improvements. + Al cam """-""i'3_3'J":""5 materials .
associated with Share Strathbogis.

Two * To inform the community about the *  Social media
strestscape renewal project. .

* To seek community input inte the key
areas for improvement works along

with the themes and objectives for
each township. * Letiers/emails to key stakeholders

seeking feedback

Faid advertising
= Media releases
* Share Strathbogie online engagement

*  Stakeholder mestings
*  Public posters in townships

Thras * To provide the community with draft *  Media release
sireetscape plans. *  eMews story
»  Website copy

Craft Engagement Report - Streetscapes
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* Toseek feedback from the community
on the draft plans.

Adwertising

Saocial Media

Fact sheet

Share Strathbogie online engagement
Letters/iemails to key stakeholders
seeking feedback

Draft plans

Faze-to-face feedback sessions
Public posters in townships

Draft plans in cafes

Mayor social video

Website content

Sacial Media

Media release

Adwertising

Letters f emails to stakeholdars

Share Strathbogie online engagement
Engagement report

Four * To provide the community with the
final plans

* To provide the community with
information on the project timelines
and continue io keep them informed
a5 works progress.

Depth: Collaborate

Public participation goal: To pariner with the public in each aspect of the decision including
the development of alternatives and the identification of the prefemred solution.

Promise to the public: We will look to you for advice and innovation in formulating solutions
and incorporate your advice and recommendations into the decisions to the maximum extent
possible.

Participation and reach

Stage Share Strathbogie Contributions Share Strathbogie Views
One MNiA MIA

Two 240 1,651

Three 184 3,395

TOTAL 424 Crver 5,000

Stage Social Media Posts Social Media Reach

One 15 11,193

Two 4 6,201

Three 8 8,775

TOTAL 27 Crver 26,000

Draft Emgagement Report - Streetscapes
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What our community told us

Three of the five townships told us they were supportive of the draft concept plans, achieving
satisfaction ratings (weighted average out of a possible five) in Avenel, Euroa and Longwood of
3.79, 3.96 and 4. 43 respectively. Feedback in Strathbogie and Viclet Town was less supportive
with overall satisfaction ratings of 2.79 and 3.00.

The tabis below provides a summary of the satisfaction ratings.

Township Contributions Satisfaction Satisfaction Satisfaction
(email and {Draft Plans) (Alignment to {Project overall)
onling) feedback)

Avenel 19 3.79 (75.8%) 37 375

Euroa 43 3.96 (79.2%) 375 3.69

Longwood 14 4.43 (BE6%) 4.2 4.49

Strathbogie 45 2.79 (55.8%) 249 2.66

Wiolet Town 'y 3.00 (B0%:) 2.9 3.52

AVENEL

Avenel residents provided support for progressing the renewal of their sireetscape and the draft
concept plans. They also provided suggestions, which can be easily incorporated in the final
plans. We heard:

+ Limited (if any) support for overhead structures or signage

+ |nclude a (dog friendly) water fountain in the design

+  The community supported more seating, and asked for a style that enhances the
township's hentage theme

*  There was support for future stages outlined in the draft plan to upgrade the area of the
rail line, near Harvest Home especially for walking and parking

s+  Support for town eniry signage upgrades

Recommendations:

* Proceed with Stage 1
*+ |nclude changes to seating style and water fountain
+ Remove overhead signage.

E ‘_| ] |:| i}

Euroa residents provided strong support for progressing the renewal of their streetscape and the
concept plans. We heard:

+  Comments included ‘perfect’, ‘love it', ‘more of i’

* There iz a mixed reaction to the type of plants to be used — overall the message is to
keep them low to ensure visibility

*  There is interest in sculptures and articles of interest to children

+ Streetzcapes should be for the ambiance of pedestrians not cars

* However, the issue of any car parking reduction in future stages was a key concemn.

Craft Engapgement Report - Streetscapes
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Recommendation:

* Proceed with Stage 1

* [Develop species plan in conjunction with the Garden Club, Arberetum and Chamber of
Commerce to ensure input into the choice of low-level street plantings.

* When considering future streetscape stages, it will be necessary to engage the
community in relation to any changes to car parking.

LONGWOOD

Longwood residents provided strong support for progressing the renewal of their streetscape
and chose Option A of the concept plans presented. We heard:

*  The community was keen for us to ‘get on with the job'

* Concept Option A was chosen by the community for the commencement of the renewal
*  They wanted repurposed or recycled materals throughout the streetscape

* Opticn B requires more thought in relation to memerial area

* [Drainage remains a problem in Longwood, noting it iz outside the scope of these works

Recommendation:
*  Procesd with Option A
STRATHBOGIE

Strathbogie residents indicated a lack of support for the concept designs and the streetscape
upgrade project. They did not think that the upgrade proposal aligned with community input
provided during the first two stages. We heard:

+  Overwhelmingly the message was not to remove the deciduous trees in the medium sirip

+ We were told to leave things as they are and get on with other projects

*  Thers was some appetite for low level plantings in the median strip

* Questions were asked re the watering system reliakility

* Designs should include a greater focus on the memorial to the WWH1 soldiers in the
median strip

Recommendations:

*+ Do not proceed with current draft designs

+ Do not remove the trees currently in the medium strip

+  Consider community support to progress streetscape upgrades

+  Consider forming a working group to further the project if it is to progress

OLET TOWN

While Violet Town residents showed support for upgrade works, they did not suppert the draft
design or believe it aligned with community input. We heard:

Draft Enganement Report - Streetscapes
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* Support to upgrade the median strip with plantings and sculpture that refiects the art and
music culture of the town

No support for widening the median strip

* Consideration must be given to large machinery from the farming community travelling
through town’s main street, meaning no widening of median strip
Support for safety upgrades and slowing traffic
Enhanced pedestrian safety/ connectivity (in the form of pedestrian crossings) continues
to be at the forefront of discussions. Discussions regarding the possibility of formalised
pedestrian access across Lily Street (corner store) and across Cowslip Street

¢ |nvestigation into the intersection of Daphne and Cowslip Streets as larger vehicles
negotiate a right-hand turn into Cowslip Street from Daphne Street.

Recommendations:

Do not proceed with current draft design
Consider minor works to current median strip — new plantings and incorporation of
sculpture

e Establish a working group to develop further draft designs for broad community
consultation

Draft Engagement Report - Streetscapes
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Findings

Feedback from Stage one and two engagement activities can be found at www _share_strathbogie vic.gov_au. Altermnatively links are provided
below.

+ Stage one feedback
+ Stage two comments for Avenel, Euroa, Longwood, Strathbogie and Viclet Town.

Method | Feedback

1 Cinline Keep the upgrade "sofi’. Avenel is not Melbourne CBD, so hard bold upgrades won't work that well. The improvements to come from upgrade near
Train Station will be awesome. Love that the area is designed as a multiuse area. People can buy a takeaway 'whatever' and can sit and enjoy
close to where they bought it from. If area become popular over time, traffic engineers will need to rethink the area in front of Avenel
newsagency/milkbar as many motorists perform U-Tums near there and it may become dangercus. Would also like to see some design ideas on
other side of bank street - area abutting raitway line. It will look unbalanced to have one side looking fab, and the other still drab. Also ensure bike
racks are part of design - many locals & visitors ride push bikes. Plus a drinking water fountain would be good in the design (with dog water bowl
at base) - so those who need a quick drink can get one. And if money available, something to be a central highlight near Harvest Home - like a
structure [ art or water fountain that pecple can sit around and enjoy.

2 Cinline The installation of overnead signage on Queen and Bank street - this is problematic both aesthetically and practically - overhead signage is
something more appropriate in a city not a country village - thoughtful landscaping and wse of existing architecture is a more effective way of
drawing people through the town.

Verge extension at the end of Queen Streetimproving pedestrian mowement - good as long as it does not impact on the already limited
parking in the area (especially for long vehicles and trailers) or congest the road (note document states that it will not)

Landscaping arcund the pedesfrian railway crossing - great as long as there is a maintenance / care plan as part of the ongoing budget
Installing new bench seats, bollards and bins in the Queen Street area - great - use a local furmniture maker

Craft Engapement Report - Streetscapes
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3 Omnline

| think the new features in the Queen Sireet shopping area are all good, although | don't understand the benefits of "overhead' signage and query
whether they will look ok. With regard to the Railway Yard area, | think there needs o be a lot more work done about the options for this area. |Is it
possible o have three options designed for community input? There's no doubt that it needs fixing. It needs to be made safe for pedestrians
crossing the railway line and entering Bank 5t and there needs to be adequate parking and there needs to be a space that is useable and
afttractive for the community and provides flow-on benefits to Bank Street businesses. | think there needs to be more consideration about providing
shading for users of this space. Seating for pedestrians is nice but what about encouraging greater public use? i shouldn't just be a beftter
thoroughfare, but also a community space.

Regarding the entries into Avenel. The gateway signages are quite nice, but the minimal "A" is too obtuse. It is not a direct form of communication.
| think there needs to be considerably more thought and comsultation about the Jones Street entry to Avenel. One option to consider it to not direct
drivers into Avenel via Jones Street but to utilise Ash Road better and to push them into Livingstone Street which is the direct route into the town's
centre. Drivers who know they wish to visit Avenel could be encouraged to enter Avenel via Lambing Gully Road so that they get the benefits of
passing by Avenel's historic old Royal Mail Hotel and Signal House and the Old Bridge and then tum left inte Livingstone Street

Entry into Avenel via the Roadhouse and Service Station could be encouraged via Ash Street into Livingstone Street and not via Jones
Street/Mitchell Street. This is possibly not an option that many residents have considered, and plans should be developed to present this an option
to the community. Most importantly, the tum on the highway to go south needs to be improved. Currently the left tum from Jones Street and then
quick right to cross the freeway is very dangerous.

| generally like to pallet of materials that have been identified.

4 Omnline

Please use local furniture builder for public seating. Look forward to seeing the landscaping at the rail crossing and enhancement of the town
entries

il Cmnline

Mo look forward to continued funding to complete the suggested designs.

g Cmnline

Whilst mot part of the main streetscape, a noise reduction wall of some description to reduce the increasing noise of the freeway for residents
closer to the Hume would be welcomed. I'm not sure what forum to address or funding that would cover that so appreciate you forwarding to the
correct group for review.

T Cmnline

Given that some of your of your stated key characteristics are 'village feel/atmosphere, first impressionsthistoric charm, local landmarks etc, the
Connectivity route plan which tums left at the Imperial Hotel 1852, (instead of, or as well as tuming right). leaves out three of the most significant
and recognisable sites associated with Avenel: the bridge 1858, the former Royal Mail Hotel'Cobb and Co Coach House 1855, and Fowles winery,
Avenel's contribution to the Shire's wine and grape growing district. The plan also incorrectly labels Stewart Park as Whroo histonic area.

This southem entrance at Lambing Gully Road is a far more attractive entrance to Avenel than the Roadhouse entrance at Jones street, and is far
more in-keeping with your stated charactenstics: village feel, historic charm etc, and takes visitors immediately past the significant historic sites
outlined above.

Owerhead signs: definitely not in-keeping with a village feel.

Street lighting example given labelled "Contemporary™ definitely not in-keeping with village feel.

As Avenel is very hot and dry in Summer, perhaps consideration of a 'village feel appropriate” water feature eg fountain‘horse trough, would give
some psychological relief to the heat in the "roundaboutrailway area. Thanking you for the opportunity to give feedback.

Draft Engagement Report - Streetscapes
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B Cmnline Locking at the proposal of the Avenel Streetscape, | would like to see an allocated area along the street where locals that walk together can meet
with shade and seating. This would build community capital and cohesion by supporting locals and visitors to gather in the heart of the town before
a walk, or after for a coffee supporting the local businesses.

Maybe access to fresh water for walkers bottles or to give a drink to their dogs before or after the walk. The area near the Daily Dose or even
where the verge extension is to be built would be an area of suggestion.

Lots of locals walk a loop through Queen Street and down Avenel-Longwood road and up Valentines way through the new estate and over into
Scarlet Street and back via the tennis courts (to use the amenities) and back to Queen 5t. Signs showing local walks and distances would also be
& great initiative to support people trying to improve health and simply enjoy their town while doing so.

B Cmnline | personally think that & more urgent street scape is the Bank St'Saleyard. Rd intersection. It is a dust bowl in summer and a quagmire in winter.
Farking is haphazard and causes a traffic risk. Many wvisitors go to the iconic Harvest Home and this mess does not present Avenel in a good light.

10 Cmnline Two bench seats? Which third party came up with this idea and how much did they charge? I'm changing careers into ripping off ratepayers.

11 Cmline You haven't included things that were in the Avenel Verbatim Comments. What do the new bench seats lock like? | hope they are not like the

existing park benches. Why are you putting in more bench seats? There is already one gutside the Post Office and one diagonally opposite, near
the public phone booth. Outside WB Gadd the owner has put a garden seat and a padded "dance hall® style pew. Will the new bench seat be in
keeping with the 15th century building and have the character to complement the antigue shop it will be in front of ?

What were you thinking when you proposed COverhead Signage? | can think of nothing more detracting to a street scape than an overhead sign. It
will be an eyesore and a blot on the landscape.

When are you going to repair the brick paving in fromt of WEB Gadd and the Post Office? Whoewver designed it must have been living in the 1850's.
The design of the brick paving did not take into account the daily use by pecple in mobility scooters or the postman riding his motor bike along it to

deliver mail.

12 Cmnline Yes provision for public art, please designate some spaces for vibrant and engaging murals, sculptures and or interactive spaces like pocket parks
in Eurca so community and visitors can engage better with townships and increase visitation.

13 Cmnline It appears that the new streetscape crossing will take one of the car parks from Queen Sireet, the parking situation at the chemist’ post office area
is already in dire straits. We need more parking spots and the bus stop near the bowling green is an obvicus under-utilised parking area.

14 Cmnline How about we actually upgrade it not just plant couple trees and whack up couple signs once again overlook Avenel has had bugger all money
spent on it compared to Euroa or Magambie start pumping it in to Avenel as well

15 Cmnline Mo overhead signage required

Craft Engapement Report - Streetscapes
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16 Omline

The Historical old Sione bridge needs to be highlighted for all the right reasons, this area including vegetation is a huge part of Avenel, this was
Avenel, Coaches, Hotels, Hughes Creek.

Ewings road 'runs' across Queen Street, not from Livingston, Ewings starting point easterly is from Scarlett 5t

A footpath from Andersocn Street intersection along Mitchell Street on the northem side to Jones Street, up toward the Kindergarten connecting
onto Watson Street, also from Jones 5t Mitchell 5t corner a connecting footpath down to the Roadhouse, this would then connect to the Ash
Street Footpath, this is a well used walking. cycling space for many.

Happy o explain anything further if you do not understand my directions.

Multiuse footpaths are useful for all groups, ages and abilities as well as "unifying ' both sides of the creek.

Alzo a Cycle Foot Bridge across Hughes Creek is still a very good idea, great for, again, unifying both sides of the creek parents and children can
wialk/cycle to and from school others, young and old can walk or cycle more easily arcund the town, better for all. | understand this project was
submitted then knocked back by DEWLP, | think it needs revisiting. given the growth in this area and the cne way in and out, not creek crossings
except one in town and cne out of town.

One last thing: Please do not swathe Avenel in Mative vegetation, there is a place for both Native and Deciduous each has benefits but Deciducus
hawe shade in Summer Light in im winter and are not the fire hazards that Native vegetation mostly is, | speak from an experience in my life and
hawe seen the effects of too many natives in urban areas, there is a benefit for both types of vegetation, we cannot tum Australia back to day zero,
so embrace the diversity that we get to enjoy and live in don't turn us into a dry drab shedding place.

Thank you for your work

17 Omline

There is a problem with Queen Street traffic at the railway intersection. Motorists do U-turns on double lines failing to check oncoming traffic
across the rail lines. Making a narmower portion for safe pedestrian crossing in front of Gadds | believe will increase this traffic problem. There is no
doubt that | support pedestrian safety but this VicRoads area is a nightmare. In the future, consideration must be given o relocation of the post
office to provide adequate access and safe parking. The curment building is cutdated and does not meet accessibility standards. While this is
beyond the current Streetscape project basic principles of town planning need to be considered along with all the benefits of this project.

One last thing. | do mot like the wooden block seating. When embedded with planter boxes they look OK. On their own the do not appear to be
very functional. Thank you for letting everyone have the opportunity to contribute feedback.

18 Omline

| lowe the focus on native planting and the inclusion of green spaces and seating within the "CBD". It would be nice to see some considered thought
given to bins- greater access to recycling bins would help cement the township's focus on sustainability. | note that they have been included in the
overarching draft plan- a heritage version would be lovely. | would love to see more information about propasals for the overhead signage for
wiayfinding- so essential in a rapidly growing town like Avenel.
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19 Email | received the draft propeosal documents for the beautification of the Bank Street entrance to Avenel.

My initial reaction was certainly positive. My only concemn was that the hitherto stated concept of the Queen Street Bank Sftreet precinct being of a
ColonialVictorian feel, was not enfirely supported by all aspects of the design.

The design, in most areas, is sympathetic to the overall feel of the precinct, however the seating lets it down and does not fit the Coloniall Victorian
aspect. The proposed seating is too modem, in design and the stark bold block form, while pleasing to the eye, would be decidedly uncomfortable
for a prolonged stay.

The style of seating which is utilised elsewhere in our shire, has cast iron ends and timber slats between and is quite comfortable. (Photograph 3
attached) Another, and more aesthetically pleasing design, can be seen in the lead up to the Avenel train station. It is all metal with cast ends and
made by Furphy's of Shepparton. The latter style would probably be a better option in that it is more comfortable and would require minimum
maintenance. (Photograph 1 & 2 attached)

Euroa Feedback

Method | Feedback

1 Cnline | lowe the indigenous planting. Eurca Glazed Bricks — in terms of identity, it's something unigue to Eurca. They could be used to create street
furniture, wall murals, sculpture, entry points etc.

2 2nline Mo roundabout at Railway & Binney Sts intersection.

3 Online | fieel the design response is attempting to urbanise what is essentially a small and very attractive rural town. As a pedestrian and bike rider | find

the town works well. Maybe ormamental pears wouldn't be my first choice for street trees, but please don't remove and replace. Yes, more
underplanting and more trees, but beyond that, I'm happy. | feel the project is being driven by the tail. The Federal funding. | don’t see the need to
replace lighting, paving. signage. | don't care about car parking. there’s heaps. | dont mind leaving my bike on the old bike stand. Please resist the
desire to over design the commercial centre of Eurca. Love it as it is!

4 Cnline The planting around the existing trees looks nice, although it's a concern with planting all natives that it will look messy, streetscape should be
structured and neat. Maybe native planting could be concentrated down along the creek/sevens park? And not so much within the main street.
The planting of low level shrubs in the medium strips im unmecessary, it creates a messy visual block which is inappropriate due to the amount of
cars and pedesirians alike using these spaces. It also encourages wildlife into the middle of a road which is not ideal. | would like to see the
resurfacing of unsafe footpaths and additional seating replacing the standard benches which are there now.

When will the other stages be completed? Because if this is all we get for now, is there any way to spread the funding further across the larger
[especially problem] areas? Thanks fior the opportunity to provide feedback it's an exciting project but there is still work to be done by designers to
get it right!

i} Online | can't prioritise as all projects need to start from underground wp. That is running the power doing the drainage, installing the kerb, installing the
lighting, planters then the plants efc. no point doing the garden to then hawve to dig up the suface for underground services etc.

Draft Engapement Report - Streetscapes
Doc ID#738505



Strathbogie Shire Council Page 196 15/03/22
Council Meeting Agenda




