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Disclaimer

This publication may be of assistance to you but the State of Victoria and its
employees do not guarantee that the publication is without flaw of any kind
or is wholly appropriate for your particular purposes and therefore disclaims
all liability for any error, loss or other consequence which may arise from
you relying on any information in this publication.
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Strathbogie

snwe
DRAFT PLANNING PERMIT I
&
PERMIT NO.: P2019-096 \Oé’\
7
PLANNING SCHEME: Strathbogie Planning Scheme ,%@\"‘Q
Qr&\

RESPONSIBLE AUTHORITY: Strathbogie Shire Council bo@@
ADDRESS OF THE LAND: Lot 1 on Plan of Subdivision 823639G Voll<u;?1e

12169 Folio 629; Lot 2 on Plan of Subdl\@%lon
823639G, Volume 12169 Folio 630; Lo&b‘? on Plan of
Subdivision 086248, Volume OBSlZﬂF’oho 618; Lots
1 and 2 on Title Plan 546538T, ngme 10485 Folio
154; 399-401 High Street, Nag@fﬁble VIC 3608

THE PERMIT ALLOWS: Staged residential SudeV&S\IOI‘I create/alter access
to Road Zone, Cal;begor “i removal of native
vegetation and @Ssom’éted earthworks

®

Qé(@\ K\b
THE FOLLOWING CONDITIONS WILL APPL\&TO ZF?”S PERMIT:
&
N

Plans <& &

D) Prior to the subdivision being ceruﬁed@?ﬂans must be submitted for the approval of the
Responsible Authority. When %pbrov%d the plans will be endorsed and will then form
part of the permit. The plangﬂnuga%e drawn to scale with dimensions. The plans must
be generally in accordangé wgﬁ the plans submitted with the application modified to
show & ﬁ

a. All bearlngs@dls(ba“nces levels, street names, lot numbers, lot sizes, reserves
and easgrﬁerg@

b Road @seﬁ/e carriageway and verge width

C. Dlm@sL@ﬂed common/shared access and parking bays.

d. %&t@ on area set aside for rubbish and mail collection, where required.

e

f

. a age design
. g8 O@’J er information relevant to the land such as dams, wells, filled land, land
P

PO ¢’subject to inundation, creeks and natural water courses etc.
S (S \(\‘2)
& D q\
2 &
(2) @\«f@& to the commencement of works, the following conditions must be complied with:
(2
& o" e Conditions 4 through to 8
Q@faiocg&o e Condition 14
S e Condition 20
,Q(\\ QJ'\Q\&\
& <@

@ (3) Prior to the issue of a statement of compliance, the following conditions must be
complied with:
e Conditions 9 and 10
Conditions 12 and 13
Conditions 16, 17, 19 and 21
Conditions 23 through to 28
Conditions 37 through to 43
Conditions 45, 49, 50, 52 and 53



«*"

(4)

(5)

(6)

R
>
S é@ N

WY

«\ @

% Landscaping

(7)

&
é\

Prior to the commencement of works, 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; ,@@G
b. Measures to control noise, dust, water and sediment laden runoff; *Q«OQ
C. Measures to inform adjacent residents of work schedules, etc. «Q“\
d. Measures relating to removal of hazardous or dangerous material from tzbé
site, where applicable. o»\
e. A plan showing the location of parking areas for construction and sub—

contractors’ vehicles on and surrounding the site, to ensure tha@?ehlcles
associated with construction activity cause minimum dlsmbtlon to
surrounding premises. Any basement car park on the land m&t%t be made
available for use by sub-constructors / tradespersons ugg@‘h completion of
such areas, without delay;

f. A Traffic Management Plan showing truck routes to an(ﬁ’rom the site;

g. Swept path analysis demonstrating the ability for trLga‘ks to enter and exit the
site in a safe manner for the largest ant|C|patQ@“ truck associated with the
construction; & c\

h. A plan showing the location and de@tg“n gﬁ a vehicle wash-down bay for

X

construction vehicles on the site; & »°

i. Measures to ensure that sub- conﬁ\ct@s / tradespersons operating on the
site are aware of the contents S6f tgré Construction Management Plan;

j- Contact details of key COHSIFQ&IOI’I site staff;

k. A site plan showing theq\@focailon of any site sheds, on-site amenities,
building waste storage amd th@ like, noting that Council does not support site
sheds on Council roagffesgiﬂ/es and

l. Any other relevant mattg;%

@ \*
@

Prior to the commencementﬁﬁ works, a Site Environment Management Plan (SEMP),
must be submitted tQ@and»épproved by the responsible authority and, where relevant,
other authorities. Whegnb approved the plan will be endorsed and form part of this

planning permlt<Q @@&

®Q @é@
Prior to tQ@ &thmencement of works, the owner or developer must submit to the
Responsﬁ’%ké q&uthorlty a written report and photos of any prior damage to public
mfra%gﬁgéfyfe Listed in the report must be the condition of kerb & channel, footpath,

se@F street lights, signs and other public infrastructure fronting the property and abutting

@? Leagﬁ two properties either side of the development. Unless identified with the written

5@ any damage to infrastructure post construction will be attributed to the
@%velopment The owner or developer of the subject land must pay for any damage

i@ «“caused to the Councils assets/Public infrastructure caused as a result of the

development or use permitted by this permit.

A landscape masterplan for the entire subdivision must be prepared and approved
by the responsible authority before the commencement of works. When approved,
the plan will be endorsed and will then form part of the permit. The landscape
masterplan must show:
a. the landscaping theme and graphical concepts to be developed for the
subdivision;
b. the type of species to be used for street tree planting in various stages of



the subdivision;

C. the principles and graphical concepts of the proposed treatment of the open
space and drainage reserves.
d. Entrance treatments.

(8) Prior to the commencement of works for each stage, a detailed landscape plan for
that stage 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 ,@@G
must be drawn to scale with dimensions must be provided. The landscape plan must \*Q«OQ
show: <0
a. New planting including their layout to be provided in any road reserves a@a@
municipal reserves, »\
b. Detailed planting schedule of all proposed trees, shrubs @and
groundcovers, including botanical names, common names, pot sgé’s sizes
at maturity and quantities of each plant. @OQ
C. The removal of all existing disused structures, foundatlons pipelines or
stockpiles and the eradication of weeds, \«*’
d. All trees planted as part of the landscape works shall ha\ge a minimum height
of 2.0 to 2.5m at the time of planting. \\0
e. The supply and spread of sufficient topsoil and su@%oﬂ if required on the

proposed areas of open space to provide a stableﬁree draining surface and
hydro-seeding of proposed grass aregs %ﬂ%ludmg within the drainage
reserve), c}

f. Soil quality and planting techniques in mgfflan or verge tree planting zones
along arterial roads (including serwiie r&fad nature strips) that will support full
growth of medium to large trees b@ Qo%®

g. Mechanisms for the exclusmrp@qf vgﬁlcles

h. All proposed open space, ﬁree\ﬁscape embellishments such as installation of
pathways, garden beds. ‘sea&fﬁg, shelters, picnic facilities, boardwalks, tree
planting, signage, Qﬁﬁklgﬁ@ fountains, irrigation systems, playgrounds,
artwork, retalnlng &NaIB protective fencing (temporary and permanent),

wetlands and orm,é(memal water bodies (including within the drainage reserve),

DS
&

(9) Prior to the issue of a@stal;e?nent of compliance, all nature strips and public open space
must be seeded agﬂ fe@Zﬁlsed and grass must be established.
QOGJ 06
(10)  Prior to the Ls@ue @? a statement of compliance all landscaping works (including street
trees) sh(m?@ \@Cn the endorsed plan must be carried out and completed to the
SatISfaCL;@)Q@Qi the responsible authority. The time of planting can be coordinated with
Couq@if&b increase the survival rate of the street trees.
6 °e>°
(11) H’n@ O}%mdscapmg shown on the endorsed plans including street trees must be
m@mtalned 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
S KO undertaken to the satisfaction of the Responsible Authority prior to the end of the 12

< 0°
&@7’ QOQ* month period. Any dead, diseased or damaged plants are to be replaced within 12
«\i@@\@ months of the date of practical completion for the works.
@*\

Public open space
(12) 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. This payment can be made with a combination of
land and/or money, per agreement with the responsible authority. This payment shall be
made prior to the issue of a Statement of Compliance and may be adjusted in
accordance with Section 19 of the Subdivision Act 1988.



(13)

Engineering

Prior to the issue of a statement of compliance any open spaces reserved for public use
are to include connection to the water main and electricity network at an agreed location
and in accordance with the relevant standards for future application. Where the reserve is
deemed suitable by Council a sewer connection will also be required.

Stormwater Management

(14) Prior to the commencement of works, 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. Detailed design must include a

Stormwater Management Strategy as per IDM Clause 11. When approved, the plans

will be endorsed and will then form part of the permit. The plans must be drawn &8

scale with dimensions. The Drainage infrastructure system design must kge in

accordance with the IDM Clause 18, or as amended. The location of any rngred
storage capacity detention/ retardation areas must be shown and accompanied by
sufficient details to allow a complete feasibility analysis of the overall 587stem The

information and plans must include: Oo

a. Details of how the works on the land are to be drained and/on&retarded

b. Computations including total energy line and hydraullgobgrade line for the
existing and proposed drainage as directed by Respongble Authority

C. independent drainage for each lot &

d. underground pipe drains conveying stormwater thfﬁe legal point of discharge
for each allotment & c‘

e. measures to enhance stormwater dlscl;ane@quallty from the site and protect
downstream waterways Including th@exg@cted discharge quality emanating
from the development (output from°‘i\/lLLS1C or similar) and design calculation
summaries of the treatment eleméfnt%@%

f. a maximum discharge rate frgm thqe@sne is to be determined by computation to
the satisfaction of CounCI&\@Wlt\k& “consideration given to the capacity of the
downstream network. \o\“

g. Documentation demgn?str@bi’ng approval from the relevant authority for the
legal point of dlsch@f’ge e®

h. The provision oto@r05§ pollutant and/or litter traps installed at the drainage
outfall of the g@Q\/eLmeent to ensure that no effluent or polluted water of any
type may ba@allqw“ed to enter the Council’s stormwater drainage system.

i. The detzﬁ% o&eﬁhe incorporation of water sensitive urban design designed in
accor@éncgce> with  “Urban Stormwater Best Practice Environmental
Ma@ﬁge\ment Guidelines” 1999.

j- 'l;hg c@ntours of the land, as shaped to cause drainage to the legal point of
g,@gﬁarge

K. R vt\[qhe proposed finish surface level of each lot and finished slope of each lot

%‘60 02 SIndication of extent and depth of cut and/or fill to be carried profile of the land.

Q&@gﬂ_\.@\“ Council requires end of line stormwater treatment integrated within the

53@%@8 retarding basin reserve. The basin must be designed as a dry basin without

@@“iy‘zbo@ any provision for a wetland treatment area or permanent water body. Music

@@iooiéo modeling must be completed to show required nutrient reductions are being

6&3@@@& achieved.
«‘i@i&\@

% (15) The Location, siting and design of the retardation basin must be as per the guidelines
specified in the Council’s IDM to the satisfaction of the Responsible Authority.

(16) Prior to the issue of a statement of compliance, gross pollutant and/or litter traps shall

be installed at the drainage outfall of the development to the satisfaction of the
Responsible Authority, prior to the commencement of the use or development/ issue of
the statement of compliance.



17)

(18)

(19)

Roads and Pathways o»

(20)

(21)

(22)

Prior to the issue of a statement of compliance a certified plan showing the extent and
depth of fill in excess of 300 mm placed on any allotment must be provided to the
satisfaction of Responsible Authority.

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.

Prior to the issue of a statement of compliance the drainage detailed in the approved
Drainage Discharge Plan must be constructed to the satisfaction of the Responsible
Authority.

@@“‘
Prior to the commencement of works, a Traffic Management Strategy and mvea&l’gatlon
must be submitted as per Clause 9 of the IDM via a qualified engineer. Thgq%trategy,
including the traffic impact assessment report and professional recomme@ﬂatlons will
be considered as part of the design.

{\
O
\QQ
\g\

Prior to the commencement of works, construction plans for all progc?sed roadways and
pathways must be submitted to and approved by the Respog@ble Authority. When
approved the plans will be endorsed and will form a part of the permit. The plans must
be drawn to scale with dimensions and three hard copies @ﬁd an electronic copy must
be provided. The plans must show: & c\“

a. The road reserve, carriageway and verg@ WI(}FhS

b. All infrastructure including concrete fgwtpa@tﬁ kerb and channel, public lighting

and utility services &

Vehicle crossing for each lot PO

Street tree locations &R

All surface details. @Q@Q &

Proposed court bowls &«

All relevant road S|gn@g’e aﬁi line marking

Speed limit signs a,;»@apg;bprlate

o o‘

The final design paramgﬁers jﬁr the roadways and pathways must be based on Councils

Infrastructure De&gnd&/law%ll (IDM) as modified from time to time, all to the satisfaction

of the Responsmge Agﬁhonty All works shall conform to plans and specifications

prepared by a qgalmgﬁ engineer at Owner’'s expense and approved by the Responsible
authority. A I@ﬁ of g»becmc details and requirements are as follows;

a. Pramecrossings must be provided at all intersections to the satisfaction of the

Q’fe%g@n&ble authority.
QRf‘owde temporary turnaround areas for roads terminated at stage boundaries.
L &0* $The size must be sufficient to tun service and emergence vehicles around

&5 without reversing. A minimum of 250mm depth of approved crushed rock

@ &P material is required.

S5 e 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.

d. 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.

e. 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.

S@ e a0



f. Subsoil drainage installed for all kerb and channel.

(23)  Prior to the issue of statement of compliance for the subdivision, vehicular crossings for
each lot must be constructed in accordance with the endorsed plans to the satisfaction
of the Responsible Authority, and must comply with the following:

a. Standard concrete residential vehicular crossings, as per standard drawing

SD240 of the Infrastructure Design Manual, must be constructed at right
angles to the common access road to suit the proposed driveways, and tie in
with the new kerb and channel.

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 |n\«
accordance with the requirements of the relevant Authority and shall be at
applicant’s expense;

Crossings shall be either combined or at least 9 metres apart. &

The entrance for common access must be in accordance W|tmq‘tounC|Is

current standard for industrial vehicle crossings with refereng@ made to

standard drawing SD250.

O\>

60

Qo

o°
&
N

\«\‘0

b\
(24)  Prior to the issue of a statement of compliance all works deté’lled in the approved
construction Plans must be constructed to the satisfaction of tg,a% Responsible Authority.
Works within the road reserve will be subjected to a 12 m%mT\ maintenance and defect
liability period. & 5
0\\% 0@@
As Constructed Plans 03 &
(25)  Prior to the issue of statement of compliances't theQeappllcant or developer shall submit to
the satisfaction of the relevant authority the@?olgek’?vmg
a. an assets statement for each Stree;?
b. ‘as constructed’ informatiort for@%e entire work in each development stage
detailing information as LtS‘)tedaﬁ the council’s Infrastructure Design Manual;
c. a certified plan shovw?g Llaﬁe extent and depth of fill in excess of 300 mm
placed on any of trLe@allgxments
d. As constructed sl?ram@ﬁe information shall be provided in D spec format to

Council’s satlgcactlgh

&
Q N
S
© )

Bonds and Fees &

(26)  Prior to the issug “of g«fatement of compliance for the subdivision, a maintenance bond to
the value of, 5% @f the actual cost of road and drainage works must be paid to the
Respons@e Aumorlty

4’0 "& >
(27) Prlor &Q&@% issue of a statement of compliance payment must be made to the
pm‘@‘fble Authority of a supervision fee up to 2.5% of the actual cost of roads and
Qd?a,@h@‘ge works, the amount to be determined by the Responsible Authority (the permit
& @&Mer must submit a copy of the road and drainage Construction Contract Schedule,
$§r verification of the amount by Council.

\@o
<\o

6o &%8? Prior to the issue of a statement of compliance payment must be made to the

@Q 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

Site Management and Amenity
(29) 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:



(30)

(31)

(32)

(33)

(34)

(35)

(36)

Section 173 Agree téq@

(37)

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 Respons@é
Authority. The development shall not have an adverse impact on existing or futug@ air
quality. \\@%
O)O

Soil erosion control measures must be employed throughout the construc@‘én stage of
the development to the satisfaction of the Responsible Authority.

o°
&
N

\«\‘0

b\
The earthworks and lot filing must be as per the guidelines. specmed in Council’s
Infrastructure Design Manual, to the satisfaction of the Respongfﬁle Authority.
@
The approved SEMP must be implemented to thg sags?actlon of the Responsible
Authority. N &
?SJ
Q& 82

The amenity of the area must not be detrlmemﬁllyﬁ?fected by the use, through the:

a. Appearance of any building, Worlgé orm’aterlals

b. Transport of materials, goodsm cogiﬁnodltles to or from the land;

c. Emission of noise, artlflc@ Ilggﬁ vibration, smell, fumes, smoke, vapour,

steam, soot, ash, dust, Wa%tey’ater waste products, grit or oil;
d. Presence of vermin, argéi &
e. Others as approprlabt,e 0@@\“‘7’
% AN
The site shall at all. Q<tlm@% be kept in a neat and tidy condition to the
satisfaction of the Re@pogﬁlble Authority. Any litter shall be immediately removed
from the site and Mrog@dmg area at the direction of the Responsible Authority.
oc-’ (\5
Prior to the@ésugﬁbf a statement of compliance of each stage a Section 173 Agreement
must be. em‘;ere‘d into at no cost to Council, which ensures the following:
L

Q}?&KQ){‘\\

@ra:ly one vehicle crossing will be permitted for any allotment.
& @ fﬁe future maintenance and repair of all fences (excluding the removal of

0006\

PICC graffiti) abutting open space or tree reserves be the responsibility of the owner

60*‘ of each lot abutting the reserve (except where damage to the fence is caused by

the Council or its representatives whilst undertaking maintenance works to the
reserve).

e For future dwellings:

0 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;

0 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 of the IDM “On-site Detention Systems”. 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).

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 >

xQ
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network. www.designmanual.com.au S
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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 tge@
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 CounC|I ertten
approval, each on-site detention system and will allow eaclﬁoon site
stormwater detention system to be inspected by a duIy @@pomted officer of
the Council at mutually agreed times; &

\\o
The Owner will pay for all the costs associated wgﬁ the construction and
maintenance of each on-site detention system ©

K 6%\

The Section 173 agreement must be prepared by Co&’ﬁcn s solicitors, to the
satisfaction of the Responsible Authority and musg)be recorded on the folio of the
Registrar to the subject land pursuant to Sg&tlo%@élBl of the Planning and
Environment Act 1987. &

Fencing

R
&

(38)  Prior to the issue of a statement Qﬁcomfﬂlance the permit holder must fence, at its own
cost, the boundary of the allotmfent&ébuttmg the area to be reserved for public open
space. Such fencing is to b&&%or;sfructed as per the requirements of the Responsible
Authority and must be corgsﬂfrugtéd so that fence posts and rails are not exposed on the
side of land to be rese\mfed <The fence must be compatible with the other residential
fences within the subgzﬁn%@h

Lighting

(39)  Prior to the |§sﬁ

‘\\‘S\ Q«Q)@
%QJ b@‘

e @f a statement of compliance, public street lighting must be provided

to streets, @Qp@ﬁths and public open spaces designed in accordance with relevant
Australl@ﬁ’ﬁgahdards relevant Council Policy, the IDM and to the satisfaction of the
respog%@lélev%uthonty (category P4 unless otherwise directed).

Q\é
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ot to the issue of a statement of compliance all internal street names and speed limit
0P §f§ns must be erected.
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> @’b‘ Iecommun|cat|on

N \é @f ) The owner of the land must enter into an agreement with:

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

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



(42)

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:

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

e 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 NauonaL«

Broadband Network will not be provided by optical fibre. boow
%\\%
Ausnet Services .@"\
(43)  The applicant must — &
a. Enterinto an agreement with AusNet Electricity Services Pty @d for supply of
electricity to each lot on the endorsed plan. b\\*‘
b. Enter into an agreement with AusNet Electricity Serwces@iy Ltd for the
rearrangement of the existing electricity supply systen;@Q
c. Rearrange, to the satisfaction of AusNet Electricity g%rwces Pty Ltd, any
existing private electric lines that cross boundarles of the proposed lots to
supply existing installations. \"3’ ’0
d. Such lines shall be constructed with ug&er #bund cables.
e. Set aside on the plan of SudeVISIOQOfOI‘ gh% use of AusNet Electricity Services
Pty Ltd reserves satisfactory to A&SN@T Electricity Services Pty Ltd where
any electric substation (other tchan pb e mounted type) is required to service
the substation. Q\Q’ N\O‘
f. Provide easements satlsféctgf? to AusNet Electricity Services Pty Ltd, where
easements have not @éer@?herwse provided, for all existing AusNet
Electricity Serwces;ﬂgt)( Iﬁd electric lines on the land and for any new power
lines required tc&g%e@g‘be the lots and adjoining land. These easements shall
be for the pu;posesbf "Power Line" in favour of AusNet Electricity Services
Pty Ltd. " &
g. Obtain t@r tlfgeguse of the AusNet Electricity Services Pty Ltd any other
easg«ﬁ\erg&@reqwred to service the lots.
h. Adjgst@he position of any existing electricity easement to accord with the
«h@%&ﬂon of the electric line(s) as determined by survey.
@éiaf’o ain the agreement of other Authorities and any landowners affected by
@Qe <" ’routes of the electric power lines to supply the lots and for any tree clearing.
S @T Agree to provide alternative electricity supply to lot owners and/or each lot
Q®§&c‘1\&o@ until such time as permanent supply is available to the development by
0\@(@2@" AusNet Electricity Services Pty Ltd.3
OQ@@,;\&O@O k. Individual generators must be provided at each supply point. The generator
.\@6_0\0@2@“’ for temporary supply must be installed in such a manner as to comply with
«\1\“;@\“\0 the Electricity Safety Act 1998.

I.  Following completion of all reticulation works, including all electrical and civil
works, ensure that all auditing requirements are completed to the satisfaction
of AusNet Electricity Services Pty Ltd to allow the new network assets to be
safely connected to the distribution network.

Goulburn Broken Catchment Management Authority
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(44) A bridge structure or similar must be designed and constructed such that the road
elevation is no lower than 126.5 metres AHD. Plan of this structure must be submitted
for approval by the Goulburn Broken CMA.

(45) Prior to the issuing of Statement of Compliance for Stage 1, as constructed drawings
and showing elevations to metre AHD must be submitted to the Goulburn Broken CMA
that demonstrates compliance with condition (1).

Transport for Victoria Q@@
(46) Road widths along the proposed connector road must be constructed to accommodate

public transport access for buses in accordance with the Public Transport Guidelines

)
for Land Use and Development to the satisfaction of the Department of Transport. @e\“\
&
Department of Environment, Land, Water and Planning \&b
(47) Before works start, the permit holder must advise all persons undertaking the. Qq

vegetation removal works of all relevant permit conditions of this permit. OQ

&\

O{\

(48) In order to offset the removal of 1.933 hectares of native vegetation, @éﬁudmg 12 large
trees, approved as part of this permit, the applicant must provide agﬁatlve vegetation
offset that meets the following requirements. The offset must Qf

a. Contribute gain of 0.929 general habitat units and@fxz large trees.

b. Be located within the Strathbogie Shire Co;(mcn Q@Goulburn Broken
Catchment Management Authority bounqary @

c. Have a strategic biodiversity score of @t?]eags*t 0.603.

0‘\ @0

(49) Before any vegetation is removed, ewdengs,é thaf an offset has been secured must be
provided to the satisfaction of the respQ@S|blg°authorlty Offset evidence can be either:

a. A security agreement, to the@req\bjlred standard, for the offset site or sites,
including a 10- year offae*t m@ﬁagement plan.

b. A credit register extrage? frqm the Native Vegetation Credit Register.

c. Every year, for ten;;?eagsv after the responsible authority has approved the
offset manager@;én@%n the applicant must provide notification to the
responsible @ﬁthoﬂty of the management actions undertaken towards the
mplemenga%om%f the offset management plan. An offset site condition
statemgﬂt |e€iud|ng photographs must be included in this naotification.

\5 @
Note pleasé Tlm% condition does not apply to offsets on the native vegetation credit
reglster@ag@@d;cése include monitoring requirements.
A’Z’\
Goulburn ;&fgﬁg\Nater
(50) Th@ﬁpﬁhcant must arrange:

QQQ@ <a. Payment of new customer contribution charges for water supply to the

@Qe%(%\o@ development, such amount being determined by the Corporation at the time
@o\ﬁ@‘go«b of payment;
éo@f @q;\\c’&@ b. Provision of a reticulated water supply and associated construction works to
«\«\‘Oé\o‘\@q@ each allotment within the development, at the developer’s expense, in
‘\;Q accordance with standards of construction adopted by and to the satisfaction

of the Goulburn Valley Region Water Corporation;

c. Extensive downstream water supply augmentation works will be required.

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

e. Provision of reticulated sewerage and associated construction works to each
allotment within the development, at the developer’s expense, in accordance



with standards of construction adopted by and to the satisfaction of the
Goulburn Valley Region Water Corporation; The works include, but not be
limited to the construction of a sewerage pumping station, rising mains and
gravity mains;

f. Downstream sewerage augmentation works may also be required

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

h. Thee 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; @0"0@

i.  The plan of subdivision lodged for certification is to be referred to the
Goulburn Valley Region Water Corporation pursuant to Section 8(1)@? the

j-  Subdivision Act, 1988. O\@

Goulburn Murray Water -
(51) To be provided °

Country Fire Authority NN
(52) Hydrants &
Prior to the issue of a Statement of Compllaneé”urg)diar the Subdivision Act 1988 the
following requirements must be met to the. sﬁtlsQfa%tlon of the CFA:

a. Above or below ground operablemydgants must be provided. The maximum
distance between these hydranf’s @nﬁ the rear of all building envelopes (or in
the absence of building enwéTers the rear of the lots) must be 120 metres
and the hydrants must Qe no tﬁore than 200 metres apart. These distances
must be measured ar@ﬁnq@R)t boundaries.

b. The hydrants musggbe |drént|f|ed with marker posts and road reflectors as
applicable to th%%atgsfactlon of the Country Fire Authority.

Note — CFA’s requuﬁémeﬁts for identification of hydrants are specified in ‘Identification
of Street Hydranit§ fog@?—'lreflghtlng Purposes’ available under publications on the CFA
web site (WWW’ cfa@%c gov.au)
’\{\\@ \$ éQ
(53) Roads \(,}0% ©

Road@qmugs{ be constructed to a standard so that they are accessible in all weather
commﬁm and capable of accommodating a vehicle of 15 tonnes for the trafficable

bﬁ@ﬁ width.
OQQ\Z@;@ a. The average grade must be no more than 1 in 7 (14.4%) (8.1 degrees) with a
@@@%*;@0 maximum of no more than 1 in 5 (20%) (11.3 degrees) for no more than 50
0\@@@10@ meters. Dips must have no more than a 1 in 8 (12%) (7.1 degree) entry and
S exit angle.
&@Z\éi@@ b. Curves must have a minimum inner radius of 10 metres.
‘\;f c. Have a minimum trafficable width of 3.5 metres and be clear of

encroachments for at least 0.5 metres on each side and 4 metres above the
access way.

d. Roads more than 60m in length from the nearest intersection must have a
turning circle with a minimum radius of 8m (including roll-over kerbs if they are
provided) T or Y heads of dimensions specified by the CFA may be used as
alternatives.

D
\\0



(54) Vegetation

a. Between any stage of development and the surrounding undeveloped land on
the property a 30m wide fuel reduced vegetation perimeter buffer is to be
maintained as short cropped grass (no greater than 100mm) during the
declared Fire Danger Period until such time as the surrounding land becomes
developed.

b. The existing Lobbs Lane road reserve is to be developed and maintained
(during the declared Fire Danger Period) as perimeter road and a buffer to the
between the future residential lots and grassland to the north of Lobbs Lane.

c. Open space/wetlands areas on the ODP must be appropriately designed to
not increase the risk of fire. Low-threat vegetation is to be utilised within this
area. &8
000@
M ‘\,@\96
(55) This permit will expire if one of the following circumstances applies: \@0

(@) The plan of subdivision for the first stage of the subdivision is not @‘értlfled
under the Subdivision Act 1988 within two (2) years of the date@? this permit.

(b) The plan of subdivision for each subsequent stage is not Cerﬁﬁed under the
Subdivision Act 1988 within two (2) years of certification o;ﬁot%e previous stage.

(© The registration of the plan of subdivision for each sta gﬁ’s not completed
within five (5) years of the date of Certification undergﬁe Subdivision Act 1988

of that stage. @
The Responsible Authority may extend the perlogs refgi'red to if a request is made in
writing: ?p\ Q@
. before the permit expires; or & \6Q’
. within six months afterwards if the&se Q&development has not yet started; or
. within 12 months after the pernmfexgﬂ“y date, where the development allowed

by the permit has lawfully st%z@d before the permit expires.
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IMPORTANT INFORMATION ABOUT THIS NOTICE

| WHAT HAS BEEN DECIDED? |

The Responsible Authority has issued a permit.
(Note: This is not a permit granted under Division 5 of Part 4 of the Planning and Environment Act 1987.)

| WHEN DOES A PERMIT BEGIN? |

A permit operates:
o from the date specified in the permit, or
¢ ifno date is specified, from :
(i) the date of the decision of the Victorian Civil and Administrative Tribunal, if the permit was issued at the . \\*

direction of the Tribunal, or \»\%@
(i) the date on which it was issued, in any other case. \é@\“
(\Oow
| WHEN DOES A PERMIT EXPIRE? &
$
1. Apermit for the development of land expires if- \QOQ*

o the development or any stage of it does not start within the time specified in the permit, or \00

o the development requires the certification of a plan of subdivision or consolidation under t@e Subdivision Act
1988 and the plan is not certified within two years of the issue of the permit, unless the@ermlt contains a different
provision; or

o the development or any stage is not completed within the time specified in the ggfﬁnt or, if no time is specified,
within two years after the issue of the permit or in the case of a subdivision or:consolidation within 5 years of the
certification of the plan of subdivision or consolidation under the Subdmsn@ﬁ Act 1988.

S N
2. Apermit for the use of land expires if- 0\\% °°

o the use does not start within the time specified in the permkty‘or |f ge t|me is specified, within two years after the
issue of the permit, or \«o Q@
o the use is discontinued for a period of two years. ng QO%@?
3. Apermit for the development and use of land exp|res<4$Q &
e the development or any stage of it does not start V\len the time specified in the permit; or
o the development or any stage of it is not. cbmplet%d within the time specified in the permit, or if no time is
specified, within two years after the @@]}e of | the permit; or
* the use does not start within the tirse speﬁed in the permit, or, if no time is specified, within two years after the
completion of the developmengﬁ’r \*

o the use is discontinued for. aoﬁenodébf two years.

4. If a permit for the use of Iandbérﬁhe\@evelopment and use of land or relating to any of the circumstances mentioned in
section 6A(2) of the Plannkng ar@z%nvwonment Act 1987, or to any combination of use, development or any of those
circumstances requlre@‘ﬁe cg?nﬁcatmn of a plan under the Subdivision Act 1988, unless the permit contains a different
provision - @Q c%

e theuse orxdeyeleqfrnent of any stage is to be taken to have started when the plan is certified; and

o the peﬁ@@gﬁes if the plan is not certified within two years of the issue of the permit.
5. The ew &TZ &‘bermn does not affect the validity of anything done under that permit before the expiry.

| QQ@Q@ WHAT ABOUT APPEALS?

\00
1}%0%% person who applied for the permit may appeal against any condition in the permit unless it was granted at the
@ xotilrecuon of the Victorian Civil and Administrative Tribunal where, in which case no right of appeal exists.

Q‘
®2° An appeal must be lodged within 60 days after the permit was issued, unless a Notice of Decision to grant a permit has
been issued previously, in which case the appeal must be lodged within 60 days after the giving of that notice.

3. Anappeal is lodged with the Victorian Civil and Administrative Tribunal.

4. Anappeal must be made on a Notice of Appeal form, which can be obtained from the Victorian Civil and Administrative
Tribunal, and be accompanied by the prescribed fee.

5. Anappeal must state the grounds upon which it is based.
6.  Anappeal must also be served on the Responsible Authority.

7.  Details about appeals and the fees payable can be obtained from the Victorian Civil and Administrative Tribunal.
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1.1

spiire

INTRODUCTION

This Report presents a town planning assessment and strategic justification to facilitate the
residential rezoning and subdivision of land at 19 Lobbs Lane and 401 High Street,
Nagambie.

Spiire Australia Pty Ltd acts on behalf of CRC Constructions Pty Ltd, the developer of the &.)\@5'
subject land. N

&
Under the provisions of Section 96 of the Planning and Environment Act 1987, a combined .\cﬁ\

request to amend the Strathbogie Planning Scheme and planning permit application is magie
to the Strathbogie Shire Council. %bo
\"\
It is proposed to rezone the portions of subject site within the Farming Zone to the @eneral
Residential Zone, and amend the Floodway Overlay, so as to facilitate the site’ s G%velopment

for residential purposes. \\o<‘
N

RS

\\\

This Report also presents a planning permit application for residential sub‘dwmon of the land.

Strathbogie Shire Council has recently issued Planning Permit No, 2018 083 for the two lot
re-subdivision of part of the land in the south-east of the site ang@lﬁlannmg Permit No. 2018-
170 for the use and development of this excised land for a camh park.

\cb% (00
This Report was first amended in September 2019 and gcgam in March 2020.
o& ‘\\

&
R
@

O%

The proposed subject land has an area Qbappkﬁmmately 46 hectares and is located

approximately 500 metres north of th%\Nag@ﬁble town centre, adjacent to Lake Nagambie.
»& e\“

Surrounding land uses consist of$eS|cgeﬁt|al development to the south and east, and future

rural residential development afrd Iou\? intensity agriculture to the north. Other influences

include commercial, tourlsnyand gé’5|dent|al development at Lake Nagambie and High Street.
«O

&

OVERVIEW &

\\
As outlined in this Re ?? the site isin a key strategic location and well suited for future
residential developrg‘ént @@ ‘clear canvas”, the site presents the opportunity for the provision
of a modern reS|dent|abgﬁelghbourhood W|th a variety of housing types and precincts to suit
the needs of @@?ow&ﬁg Nagambie.
Q é@

Dwellmg\g@v@l@e set within an environment which celebrates the location on Lake Nagambie
and th@‘fg@lgh s rich cultural heritage associated with previous occupation of the Taungurung
pe *?hémes of water, culture and a sense of place are reflected in the development
tgqt%@@a&%treet layout, native vegetation and the recreational offerings in the public spaces.

\o <%

0oQ @‘Tg\‘)enable this development to proceed, the land needs to be rezoned, and planning approval
& Q\oﬁalned for the subdivision of the rezoned land.

fz?@ €>°

& \\w

©
&P \“@9

,Q(\

@

Qﬁ

PLANNING SCHEME AMENDMENT

Currently, under the provisions of the Strathbogie Planning Scheme, the land is within the
Farming Zone and partially within the Floodway Overlay. The parcel fronting River Street is
already contained within the General Residential Zone, Schedule 1.

The site was recently subdivided to create 401 High Street, Nagambie for which planning
approval has since been issued for a cabin park.
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1.4

oo
A request is made to the Strathbogie Shire Council to amend the Strathbogie Planning

Scheme as follows:

» Rezone the subject site to the General Residential Zone.
» Rezone 401 High Street Nagambie to General Residential Zone.

» Remove land in the south of the peninsula (higher ground) from the Floodway Overlay. @

PLANNING PERMIT APPLICATION

As part of this proposal, planning approval is sought for the following: Q@e\“\
S
» Subdivision of land in the General Residential Zone (Clause 32.08-3) D\@%
» Subdivision of land in the Floodway Overlay (Clause 44.03-1) OQ%\‘\Q
[$)

» Creation of access to a road in a Road Zone or Category 1 Road (Clause\05‘2 29)

O
» Removal of native vegetation (Clause 52.17) _b\(}@

o
&
REPORT CONTENT AND STRUCTURE %@@\(\
6\6

The Report contains an assessment of the proposal against theﬁ)llowing:
@

» Planning and Environment Act 1987, including trlébrelgyﬁnt Ministerial Directions;
» Nagambie Growth Management Strategy ZOQB
» State and Local Planning Policy Framev\@ﬂ( of;tﬁﬁe Strathbogie Planning Scheme;

Q
» The relevant zone provisions; .\gf’ N
(\

‘(\@

> The relevant overlay provisions; g«‘ﬁd \\‘\0‘
o

&
» The relevant particular prows,lbns &

This Report should be in conogb?nctlt,m W|th the following reports and plans:

& \\\
» Overall DevelopmemQPQIaow\\Rev A, prepared by Spiire, March 2020.
» Preliminary S|te®ﬁ'1vesﬂgat|0n for Contamination Report, prepared by Douglas Partners, June 2018.
> B|od|verS|tycAsse§§’ment prepared by Ecology and Heritage Partners, July 2018.
> Bushﬂrg@&ssg@s@ment Rev B prepared by Spiire, September 2019.
> Culwraﬂ;)tentage Management Plan, prepared by Jo Bell and Associates.
o ﬁﬁbd Traffic Impact Assessment Report, prepared by O’Brien Traffic, November 2019.
@@lﬁuse 56 Assessment Rev B, prepared by Spiire, March 2020.

6
0oQ \{v‘%@ Road Sections, prepared by Spiire, March 2020.

\
o0 bo*‘(\ Road Hierarchy Plan, prepared by Spiire, March 2020.

Indicative Playground and Public Open Space Design, prepared by Spiire, March 2020.
» Shared Path — Sections and Alignment, prepared by Spiire, March 2020.
» Flood Level Plan, prepared by Spiire.
» Engineering/Servicing Plan, prepared by Spiire.
» Explanatory Report Rev F, prepared by Spiire, March 2020.
» Instruction Sheet, prepared by Spiire.

» Amendment Map Sheets, prepared by Spiire.
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2.2

Q

o0
spiire
PLANNING CONTEXT

PLANNING AND ENVIRONMENT ACT 1987

Pursuant to Section 12 (1) (a) of the Planning and Environment Act 1987 it is a duty of
planning authorities to implement the following objectives of Planning Victoria as set out in
Section 4(1) of the Planning and Environment Act 1987:

\Q\\\\

a) to provide for the fair, orderly, economic and sustainable use, and development of land; E
b) to provide for the protection of natural and man-made resources and the maintenance gﬁ

ecological processes and genetic diversity; 6

c) to secure a pleasant, efficient and safe working, living and recreational enwronm@’ﬁt for all

Victorians and visitors to Victoria; Q‘\
&

d) to conserve and enhance those buildings, areas or other places which areqﬁ‘f scientific,
aesthetic, architectural or historical interest, or otherwise of special cultgu%l value;

e) to protect public utilities and other assets and enable the orderly prgwsmn and
coordination of public utilities and other facilities for the benefit og&.ﬁe community;

f) to facilitate development in accordance with the objectives se;lbout in paragraphs (a), (b),
(c), (d) and (e);

g) to balance the present and future interests of all \ﬁctor&a%s

&
o\b’b

Section 12(2) of the Planning and Envwonmen}ﬁct 4?987 requires that in preparing a planning
scheme amendment, a planning authority: b QO%
/b N
Cb Q°
» must have regard to the M|n|ster%\d]rqu‘6ns

K{b

» must have regard to the VlctoQa Plamlng Provisions (VPP’s);

» must have regard to any rgd’mcu&él strategic statement, strategic plan, policy statement,
code or guideline wh|chgform§\>“part of the scheme;

» must take into accom‘?t am} S|gn|f|cant effects which it considers the amendment might
have on the envm@ﬁm%ﬁ? or which it considers the environment might have on any use or
development @ﬁwsa?g%d in the amendment; and

» may take uaﬁ) ag@ount its social effects and economic effects.

This plannmﬁ sc;k?eme amendment implements the objectives of Section 4(1) of the Act as
detaﬂedoqaﬁqwg@xplanatory Report, and is prepared in accordance with Section 12(2) of the Act.
@@ «Q d

@ﬁA‘T\A@IE GROWTH MANAGEMENT STRATEGY
b fz) P

Q’E,ﬁed‘\lagamble Growth Management Strategy was adopted by the Strathbogie Shire Council

QOQ ﬁ@ﬁecember 2008 following extensive research and consultation.

NG

(\

(\é‘q’e@v‘ioﬂb This Strategy sets out the objectives and recommendations for the growth and development

. Q0
S0 N
& K

\0\ >

RS
,Q(\\ Q,{\\{L\{\Q

N
«Qﬁ

@

of Nagambie. It includes a framework and series of recommendations and actions to achieve
the vision and goals for the future.

As shown in Figure 1 below, the Strategy classifies the subject land as priority Area B for
residential development. As this Strategy nears 10 years old and the majority of Area A has
been developed or committed to development, the Area B now offers the most appropriate
opportunity for residential growth. The subject land is situated within the existing urban
growth boundary and is suitable for standard residential development.
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Figure 1: Preferred order of residenet,i,éi dex@?opment in Nagambie, Nagambie Growth Management Plan, 2008
& (%)

) NY
With Nagambie’s growin @%pglﬂ\?:ion, residential land is in demand. The release of this land
will allow for suitable res ergssi%d development in an appropriately located site for a 5-10 year
supply as recommegg%d gﬂhis Strategy.
‘\ig\ \@Q}
ST . . . .
The proposed geﬁon?mﬁ and associated subdivision will allow for a variety of lot types and
provide for cgahm%@ﬁlty uses through the provision of public open space. The subject site is
the nearegt‘;avgj;l%lble undeveloped site to existing services and infrastructure in Nagambie.
N
SH
The@p?gﬁwd subdivision is consistent with the surrounding urban structure and integrates
S “with the existing township and street network. The proposal contributes to desirable

bﬁl@f“ﬁgﬁg gains through the provision of upgrades to the Lake Nagambie foreshore and
N \)@a‘gdﬁions to the lakeside access path.

O <

()
(\\‘\@&0&0 STRATHBOGIE PLANNING SCHEME
CAESEKS)

&&"0&* The Strathbogie Planning Scheme contains Planning Policies which provide a framework for
&S the strategic direction for growth areas in the municipality.

The applicable policies are listed below, and later sections of this Report demonstrate how
the proposed planning scheme amendment achieves their objectives and intended outcomes.

town planning report
residential rezoning & development
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2.3.3

PLANNING POLICY FRAMEWORK

Clause 11 Settlement

» Clause 11.01 Victoria
» Clause 11.02 Managing Growth
» Clause 11.03 Planning for Places

Clause 12 Environmental & Landscape Values

» Clause 12.01

Biodiversity

» Clause 12.03 Water Bodies and Wetlands
Clause 13 Environmental Risks

» Clause 13.02 Bushfire

» Clause 13.03 Floodplains

» Clause 13.04 Soil Degradation

Clause 14 Natural Resource Management

» Clause 14.01 Agriculture

» Clause 14.02 Water iy

Clause 15 Built Environment and Heritage ?g‘}\%

» Clause 15.01 Built Environment @Qé‘z& @(-,\‘\\‘?’6

» Clause 15.02 Sustainable Develq;f&ﬁwergg.e®

» Clause 15.03 Heritage Qo\“q &Q

Clause 16 Housing \&Q\@ Qo@

» Clause 16.01 Re&degﬂal Q@velopment

Clause 17 Economic Dev%l@pme‘nt

» Clause 17.04 a°our|s?n

Clause 18 Transpgert @@ *O

» Clause 18. Oéb L fz9 Integrated Transport

» Clause g;sf 02@&) Movement Networks

Clause@“kﬁmy‘éstructure

> gl@&ss*w 02 Community Infrastructure
@‘t\,ié‘use 19.03 Development Infrastructure

B??SS DIRECTION AND LOCAL PLANNING POLICIES

» Clause 21.02 Sustainable Settlement

» Clause 21.03 Local Area Plans

» Clause 21.04 Sustainable Environment

» Clause 21.05 Sustainable Communities

» Clause 21.07 Sustainable Infrastructure

ZONE

» Clause 32.08

General Residential Zone 1 (proposed)
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2.3.5

24

25

» Clause 35.07 Farming Zone (current)
OVERLAYS
» Clause 44.03 Floodway Overlay
PARTICULAR PROVISIONS @@é'
» Clause 52.17 Native Vegetation A \G\\@OQ
» Clause 52.29 Land Adjacent to a Road Zone, Category 1 @é\ﬁ
» Clause 53.01 Public Open Space Contribution and Subdivision &’“’Q@
> Clause 56 Residential Subdivision &
&
MINISTERIAL DIRECTIONS &°

&
The Minister for Planning issues Directions to Planning Authorities about t_g@\preparation of
planning schemes and amendments to planning schemes. Planning Authorities must comply

with relevant Ministerial Directions. The applicable Ministerial Directi%@o‘oinclude:

&
» Direction No. 1 Potentially Contaminated Land @@6

X
» Direction No. 7 (5) Form and Content of PlanningbﬁchQﬁ%s
NS 2
» Direction No. 11 Strategic Assessment of %mg?engsﬁ@ents
S

& .
» Direction 19 Preparation and Contqm&of ,gi’ﬁendments That May Significantly

Impact The Environgfdﬁntbﬁnenity and Human Health

& K
O ®
QO @
An assessment and justification if theqﬂ?opgs‘gl against Ministerial Direction No. 11 is included
in the Explanatory Report submitteg&?vit@@ﬁe amendment request.

X
é‘\> ijoo
ABORIGINAL HERITAGE A@Gv‘f‘ 296)%
3

The Aboriginal Heritage Q€?®2Q®§came into effect on the 28 May 2007. Under the Act the
subject land is Iocatedcﬁrtlxewithin an area of Cultural Heritage Sensitivity as per Figure 2.
Under the Act, this gﬁ% regiires an archaeological survey of the site and a Cultural Heritage
Management Pl%la\fCI;‘MP) be prepared.

o >

Q

LOBBS LANE

Fz

NAGAMBIE
STRATHBOGIE

P O R =

Figure 2: Area of Cultural Heritage Sensitivity
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3. SITE CONTEXT AND ANALYSIS

31 SITE DESCRIPTION
The subject site is located at 401 High Street & 19 Lobbs Lane Nagambie, formally known as:

» Lot1 PS823639 (401 High Street, Nagambie) & Lot 2 PS823639; Q@@
QO
» Lot1TP602418 & Lot 2 TP602418; Ao@Q&
O
» Lot 1 TP546538; <
Q

» Lot2 LP86248;

The land is located to north of the Nagambie town centre, as shown in the Figure é\‘%elow
The site is generally bound by Lake Nagambie/ Goulburn River to the west, LoQtst Lane to the
north, High Street to the east and established standard residential developmg@?t/ Lake
Nagambie to the south. The site currently contains two dwellings, shedding’and outbuildings.
It is generally clear, with the exception of a dam, post and wire fencmg aﬂd trees clustered
near the residence, fence lines, and redundant farming mfrastructurq(s

10052

%@?ees Location of the Subject Site. Source - Pozi
é
-®

R & °°°
3, ;00@1 SITE CONTEXT
0 3
Q\v&@io«b The site’s location provides the opportunity for additional and diverse residential development
@@Q&\@o@" in the north of the Nagambie Township. The site is situated amongst a mix of established and
\6‘?&&‘2@" more recent residential development, with good opportunity for recreation and environmental
’ﬁ&lﬁ amenity adjacent to Lake Nagambie. The site is ideally located on High Street, Nagambie’s

3 main thoroughfare, and is in close proximity to the Nagambie commercial centre. The subject

land and the proposed development will be within Nagambie’s existing urban boundary.

town planning report
residential rezoning & development 11
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3.4

3.5

NEIGHBOURHOOD CONTEXT

The site has ready access to the following services and facilities:

Commercial /Business Facilities

» Nagambie Commercial Centre 0.5 kilometres south N
Education &
O
» St Joseph’s Primary School 0.4 kilometres south \-\\c}\*
9
» Nagambie Primary School 1 kilometre south @\«\\%
S
Health &
S
» Nagambie Medical Centre/Nagambie Healthcare 0.3 kilometres south ‘QQOK
OQ\\\
Transport &°
» Nagambie Railway Station 1 kilometre south @ést
» Goulburn Valley Freeway 3 kilometres ngf?h east
Recreation Qﬁ*‘o
» Nagambie Bowls, Croquet and Tennis Clubs 0.8 kllq,metres south
» Nagambie Recreation Reserve S gﬁqlometres south
\
» Nagambie Lakes Regatta Centre @@Q v‘i 9 kilometres south west
& .‘\Q)
Natural Environment & %Q@G\
< 2
» Lake Nagambie fb Q@O% Immediately west and south
& Q
» Goulburn River Q\@<‘° @\& 0.3 kilometres west
© &
&S
INTERFACES @\o° @@0"
The subject area has a comgm%n im’grface with the following land uses and activities:
O 0
» North: Lobbsob%\ne @hd land zoned Low Density Residential
\\
» East: H|gdeStrgEt (service road) and Grimwade Road, Road Zone Category 1

» South: gEsta(bﬁshed standard residential properties, zoned General Residential
\>

> West: @ @%e Nagambie and Recreation Reserve

‘\0 &
@ P F
£ F

LANQDUSE°

'l;h%cs?.&bfect land has traditionally been used for agricultural purposes, predominantly cropping
.grazing, and in part as a vineyard. The existing dwellings were associated with the

ey \}@Eﬁgé}vlous agricultural use. No other land uses have occurred at this site in recent history.

LANDFORM

The subject site is gently undulating with a dam in the north east corner and lower areas
adjacent to Lake Nagambie.

ACCESS AND CIRCULATION

Vehicular access to the subject site is via crossovers to High Street and Lobbs Lane. An
internal track is aligned through the property from north to south.
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3.8 PLANNING CONTROLS

As per the Strathbogie Planning Scheme, the subject site is mostly within the Farming Zone
and partially affected by the Floodway Overlay. It abuts a road in a Road Zone Category 1.
See Figure 4 below.

o

3.9 ENCUMBRANCES

The site is not affected by any easements Q!* covgnants A copy of the titles are submitted
with the application. &
DN
*‘6\@ @0

3.10 BIODIVERSITY ASSESSMENT ¢ 00@

\

A Biodiversity Assessment hagsbeem@prepared by Ecology & Heritage Partners and included a
desktop assessment and agﬁd sSessment undertaken in June 2018. In summary the native
vegetation on and adjom@g the@%ne consists of:

6‘ \>

» 1.93 hectares r%rﬁ’na@patch
» 4 scattered t}8esg9

» 12 Iargg@ﬁeegﬁnthm patches

& &
\Q) 0@ \{5\

fb
Much@?&hl@ native vegetation was found along the northern boundary of the subject site,
cogfas,ﬂq@‘wnhln the road reserve of Lobbs Lane and at High Street. The balance of the site

g:ﬁons sts of exotic species.
6 g\
3. L«i &* @?)IL CONTAMINATION ASSESSMENT
@o@\ét’ A Report on Preliminary Site Investigation for Contamination was prepared by Douglas
0@ © OQA Partners in June 2018. The Report concluded whilst an Environmental Audit is not warranted
,\Qboéo«@q@ for the site further investigation and remediation work was recommended to be undertaken
&i&\ N prior to the site being developed for a residential use.
3

3.12 CULTURAL HERITAGE MANAGEMENT PLAN

The site is partly located within an area of Aboriginal Cultural Heritage Sensitivity and under
the Aboriginal Heritage Regulations 2007, a Cultural Heritage Management Plan is required.
A Cultural Heritage Management Plan is currently being prepared by Jo Bell and Associates.
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4. THE PROPOSED RESIDENTIAL DEVELOPMENT

4.1 OVERVIEW

The following sections of the Report outline the vision for the site and provide further details on
the development of the residential precincts. It is anticipated the development will create a

residential community with unique built form and landscape treatments to provide a sense of 5
place and point of difference.

The planning permit application proposes 251 lots across three distinctive residential precmcl\s
@
X
» Neighbourhood — the central and northern portions of the site will contain standard., 6°
residential lots, comprising 129 lots with an average lot size of 929m?2. \‘

&
» Park — located adjacent to the proposed open space/wetlands area and com@ﬁse of 51
lots with an average lot size of 892m?.

&\o
» Lakeside — the western portion of the subject site will be developed chSest to the lake,
and will comprise of 71 lots with an average lot size of 1,098m?. &

@

: aaaaaaaaaaaaaaaaaaaaaaﬁaaaaaaan .
s Eaeane ) ety |
DN R

p:
E =
NOTES ?g
(D Mein dovelopment antrance / egress High St : Z
@ Secondery development coess /egress Lotz lene [
® Publio open space / drainage reserve (wetiand) y"k
@ Publio open Spaos / intermal park :

® Bising drsinage fasture / pubia opan space

@ Foreshora park/ publio open spaca

(@ Emsrgenoy Acoess | gress to aisting Fver St
(CFA controlied look and acoess)

LEGEND { 7;’ ) 4 T YL =

mEE  Evntofwods

=== Proposed Footpath

©  Stage Numbers

B tokesidoViews Lot

B ParkViews Lot
Neighbouhond Views Lot

‘N »ﬁ.mu—.-o"a

QéQ &?
Figure 5: Oy,érall Igé\velopment Plan. Source: Spiire
\?J 06 ,b(\,{‘
4.2 wsla@ﬁ«%@‘?z THE SITE
6&@& 00\)
35S @
oé‘?’ﬁé&@\ A place to celebrate culture...
&)
&Q’Q&&Z&& A healthy environment...
9 X P . .
Q*"z’@%\o*b An opportunity to be part of a rural community ...
QO
ooo@ A place to leamn...

A healthy lifestyle...
An inclusive approach to an ageing community...
A connection to water...

town planning report
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4.4

Qo
Q)@
AR

4.5

LAND BUDGET

Total Site Area Approximately 46 ha
Services/Open Space Area (Ha) %Site
N
Wetlands/Open Space 3.91 8% @Q
B
&
Landscape Buffers 1.05 23{9“@
(\%é
‘\\'
Other (such as roads) 8.74 Qg\@o 19%
K\O =
TOTAL  13.60 o 29%
&
Residential Land Use Area (Ha) No. of Lots Average Lot %Site
Size m?
-
Neighbourhood Lots 12.17 13k é‘b@ 929 27%
5\\”0\\ béOAQJ
Park View Lots 4.73 & B3¢ 892 10%
& &
@va «QO%U
Lakeside View Lots 7.79 & LT 1,098 17%
N
Q}YIDQ (\\\v\
N
Cabin Village (separate 0\'\7\. s 139 - 17%
planning permit application) ¢° Qeéo
) cg,\
o‘z‘%‘o >
TOTAL® 3251 394 - 71%
'béé\ ,,\\\0\»
@~ >
& {bg&%

OPEN SPACE&* &
K >

O
As outlinedgi%ﬂQ th@eﬁeand Budget it is proposed to provide approximately 4 hectares of open
space ag@gsg;k?e development. The primary open space feature will be a large park alongside
the Ialg@p.ﬁﬂéb area will contain a wetland, playground, recreation areas, seating and paths
Whi@ﬁ&@?@ide connection between each of the residential areas, the Lake and beyond the
c&é‘\?@igp’ment, with interpretative signage recognising the cultural heritage of the region. This

zc@@?l@%ill be seamlessly integrated with existing River Street Reserve.

oOQ\ & &oq

Q@ &
%@\% smaller park is provided in the standard residential development area, flanked by

townhouse development to the east. This park provides an open space for nearby residents
and a connection to the larger open space and shared path network. Another area of open
space will be provided in the north-east corner of the site, containing a dam and a circular
track. This open space will also act as an entrance point to the development and improve its
integration and appearance to external areas.

LANDSCAPE DESIGN

Following the issuing of a planning permit, a landscape masterplan will be prepared to
support the Development Plan. This document will guide and inform the character and
amenity of the development through the landscape documentation phases to construction.

town planning report
residential rezoning & development 15
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This will ensure each of the residential and public open space locations meet the Strathbogie
Shire Development Guidelines and community expectations and reflect the existing
Nagambie Township and Taungurung Country landscape character.

The Landscape Masterplan will address the following themes as identified in the Visioning/
Master Planning Project Phase:

» A place to celebrate culture Q\é@\\
» A healthy environment _&@\'\‘c’\\*

» An opportunity to be part of a rural community @‘&Q\

» Aplace to learn O\@%bo

> A healthy lifestyle O@\o@

» An inclusive approach to an ageing community e

» A connection to water

MAIN ENTRY, BOUNDARY AND RESERVE TREATMENT @\“

Whilst the general layout and scale of the development is de&gne?} to complement the
existing residential areas in Nagambie, the development will h@‘ve its own sense of place.
Entry into the development will be clearly dlstlngwshe\@\/la a@\mde boulevard, landscaping
features reflective of the indigenous features of the @rea@hd large areas of green open space
along the main entry from High Street. oéo C\‘\\“”
A\‘ g

A discreet transition between each re&dentﬁf prgﬁzmct is signalled by road treatments which
narrow the road and provide landscapin ‘Whlgh ‘acts as a “gateway”, particularly between the

Lakeside Views lots and the balance Qfo"[he\\séadentlal development.
QS

Fencing used throughout the devéioprg@%?\lt will reflect existing fencing to the south to ensure
consistency with River Street P%peﬁes Within the site, rear and side boundary fencing will
be provided for the lots, how%ver\@roperty frontages will remain open to integrate with the
street, particularly at Hig %trg\e? and along park and lake frontage. Most existing vegetation
along High Street andﬁ) b§°Lane will be maintained, except where removal is required for
access and servicing? To\féflect the adjoining future rural residential character to the north, it
is proposed to e%tﬁ%llsbla a tree reserve to be vested in Council along the northern boundary of
the site, betwe\esﬁ thev?ear of the properties and Lobbs Lane. This will be designated on the
final plan ofos‘hbq& ion.

.
TRAFE?@WD TRANSPORT

V\(nhn g\é‘5|dentlal developments, the road network should facilitate the movement of traffic,
@putﬂlgfﬁransport pedestrians and cyclists in an efficient and safe manner. The design of the
J§@§h|erarchy and the transport network within the development and beyond is recognised as

@\Zc @h important aspect of the liveability of the development as it directly impacts on accessibility

Qq,@(’\gf & to services and movement efficiency.
NS

The provision of an efficient and direct public transport link and cycle and pedestrian paths to
key destinations is essential in reducing dependence upon private cars for transportation
within newly developing residential estates.

The road network has been designed with respect to the existing road network in the northern
areas of Nagambie, whilst working to define the different residential areas within the
development and providing visual connections to the Lake and open spaces. Footpaths and
shared paths with direct access to roads, open spaces and existing paths will be provided
throughout the development.
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The proposed residential development will be accessed via two new access points. Primary
access will be provided from High Street, with secondary access via Lobbs Lane. The new
road from High Street will provide a clear visual connection between the outside of the
development and the lake/waterfront park with a tree-lined a boulevard style entrance.

The northern access point at Lobbs Lane shares the same design features, with tree lined
visual links into the development. This is very much a secondary access point and is located o
proximate to High Street so as to preserve the current character of road reservation west of &
Lobbs Lane. The construction of this access will accord with specifications of the CFA.

An additional access point has been included to the south of the development at River Straé‘f\,
which will be reserved for emergency access only. This access will normally have bollards or
be gated at the northern and southern interfaces, which will be locked and only able td‘%e
opened by CFA. This area will be treated and presented as a pedestrian area to en@ure
regular vehicular access is not possible. \o
O(‘
An assessment of the traffic and transport implications of the development,ﬁas been prepared
by O’Brien Traffic. The Traffic Impact Assessment was updated in Noveoaﬂ)er 2019 and
recommended the following treatments to the existing road network: \&

o_,®

» The provision of the Auxiliary Left (AUL) turn and the Chan@ehsed Right (CHR(S)) turn
treatments on High Street at the main access |nter§ectlomWould reduce any potential
impact of right- and left-turning vehicles to througb‘*iraffr@ on High Street.

» Modification works are required at the 90-de gée beﬁd along Lobbs Lane to include a
standard T-intersection with the new sealecb ocaJ,o?oad

» The main access roads are recommenq)déd tgd'be designed as Access Street — Level 2 and
all other internal roads are recommq&%ledg@ be designed as Access Street — Level 1.

With these recommendations, the Tt;a?flc y:ﬁpact Assessment Report concluded “no traffic
related grounds that should preve\pfthaﬁroposed residential subdivision from proceeding.”

%Q; ®®

4.8 PHYSICAL INFRASTRUC];&@FN&

The subject site can be@ﬁnnet\ted to all required infrastructure as outlined below and as
shown on the Engmee?m%soerwcmg Plan.
‘\“&(\ g@'@

48.1 SITE EARTHV\é@RK@

The site is &équweﬁ’ to be filled to meet the required 100-year ARI Goulburn River flood level
event. Tta‘@ qug%lmbe Lake Full Supply Level is 124.24 and the level of 126.8m AHD is to
achleyb@@%}ﬁ’ood level immunity for the lots in the development.

;Bh%mbfgorrow) requirements for the site will be predominantly taken from the flood prone
Qﬁ’e{?space area of the stormwater treatment area, to the west adjacent to the lake, with
Q‘hﬂrmatlon of suitability subject to a geo-technical assessment. This borrow will ultimately
~o Q @%e graded, planted to achieve WSUD and perform the function of a part retention area for
“ & o*a> stormwater runoff and quality improvement prior to draining to the Nagambie Lake.

Other areas, such as the depression area to the north east of the property, will be specifically
filled to appropriate standards to enable suitability for development. Overall, the design
endeavours to achieve an overall cut fill balance, and is subject to further design
investigations.

On the site prior to any fill or excavation of earth for roads and services infrastructure, surface
top soil will be stripped and stockpiled for use back on the lots or for landscaping material.
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4.8.2 DRAINAGE

External Drainage:

As the site needs to be filled above flood level, the drainage flow paths will be engineered to
discharge to the floodway in the western area of the site. At present, this system is not
designed to store storm recurrence event of 1 in 100 years due to being adjacent to such a >
large water body, the Nagambie Lake. This is subject to GBCMA and GMW approval, as <®
surface water would be preferable to dissipate prior to flooding traveling down the Goulburn \\*Q‘
System as holding back the volume will only add to a flooding event due to timing. Further %x«\c’
design is required to determine volumes and accepted water flow discharge rates. @Q\«\

0\>
The open area is however, designed to cater for some retardation of stormwater flow Q\a% to
requirement to enable nutrient loading removal levels to meet current EPA Ieglslat|v§D
principles. This area will be designed to provide dual purpose of stormwater treatmént and
public amenity through landscaping to achieve a nature style setting. 006

N

O
The discharge will be via an open pipe gravity system to a constructed outfall at the
Nagambie Lake, Council to confirm legal point of discharge. Crown Lagx@? consent will be
acquired and a ‘Works on Waterways’ permit is to be attained through Goulburn Broken
Catchment Management Authority prior to work beginning on the d?alnage component of the
development. ,b\'b
K 6&(\
In addition, installation of a penstock or gate will bevlz)e\qw()ea on the outlet of the system prior
to discharging to the Nagambie Lake. The penstogk or ag%te will enable the system to be

isolated from the Goulburn River system if thereﬁ% aqpbllutant spill within the development.
&

& N
Internal Drainage &S

Internal Drainage will consist of a chvengenal 10-year ARI underground drainage and
overland swale drains which will (i;sTch%fé\e from two or three locations from the site, onto the
wetland treatment area. %@@ \Q@

Culverts will be deS|gnedQ(cii in g;@?) year ARI) and placed under the road, crossing to the
peninsula lots to cater g@‘? mgjﬁr storm events.

Q\fb fi‘
Major storm eveng§ (10®dear flows) will be conveyed overland via the road network and
swale drain sygﬁ@m amc? discharge via the floodway wetland system then to the Nagambie

Lake.
\x\@ \$\®é

The nq@?@@ﬁffhe proposed development provides many opportunities to efficiently capture

and réf@i .Stormwater. The two major swale drains provides opportunities for stormwater

m@ﬁg@g‘ment and retention around the site, therefore reducing infrastructure costs, depth of

q,sbgg\zl\g@s improving aesthetic opportunities and creates initiatives for water sensitive urban
o& cd’e(&gn treatment of stormwater prior to reaching the drain outfall.

& Goulburn Valley Water (GVW) is the responsible water supply corporation for the
development. The site is currently not serviced with reticulated water, however this can be
provided to the site by extending the Authority’s existing infrastructure network.

Due to the size of the development, GVW water supply asset upgrade programme may be
required to be brought forward or partial cost apportionment to upgrade GVW assets to meet
the new requirements.
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The new supply main is proposed to be installed from High Street to the site and be
reticulated throughout the development. Further modelling is required to determine main
sizing and to include future growth requirements if required.

A metering point will be provided at each of the property boundary as a single supply point.

It is assumed any costs associated with upsizing the water main infrastructure to cater for _ b\@é'
existing or future growth other than this development will be funded by Goulburn Valley Q@“
Water. &

It is also envisaged a number of strategies will be utilised by lot owners or tenants to redug\e¢
consumption through water recycling and other water saving measures. Such measures&fhot
limited too) which can be introduced include: AN

» rainwater harvesting from building roof areas;

» recycled water opportunities contained within lots for toilet flushing and @gatlon
b\
&

N . . &
These measures would aid in reducing potable water consumptlon.&@‘

» other integrated water measures.

4.8.4 FIRE SERVICE @\{b

Country Fire Authority (CFA) and Goulburn Valley V\éa?er @w) are the responsible
authorities. N 8
O
The development will incorporate street fire Wdra@t% whereby coverage, flow rates and
residual pressures will be in accordance V&ﬁh Auéirahan Standard AS2419.1-2005 and the
regional fire authority’s regulations. @&\ @v
@ «\
Under a charter in which GVW ope?ategﬁhe authority is only to provide a minimum pressure
flow through their mains in urbap are(\a% to service developments. In this case to provide the
flow and dynamic pressure tl;gé’ hygfant system will be required to be boosted by the local fire
authority’s booster truck. &
\0% \>§
Detailed hydraulic arga‘fys,ls,xbf the system is yet to be carried out, but consultation with the
local water corporaﬁon o  establish best practice is to ultimately deliver an acceptable
standard for th%eﬂevgzléobment and is subject to GVW and CFA approval.
Q)Q\§ @é@

485 SEWER Ko , @*\

Goulhﬁ?@%@ﬁey Water (GVW) is the responsible sewerage supply corporation for the

de)ge?gﬁgn%nt The site is currently not serviced with reticulated sewer, however this can be

pd‘bm‘tgéd to the site by extending existing infrastructure.

Q\Q;b Ny ‘\
@ °@ternal to site
*OQ’@QO\ \§
G-

(\“Q’@” & Initial design calculations indicate potentially two pump stations will be required to service the
& development entirely. This is due to command levels and minimising sewer depths due to the
presence of a relatively high water table.

Existing sewer infrastructure does not exist within close proximity of the proposed
development. The closest link to the existing Nagambie sewer network (likely Manhole 62087
in High Street) is to be advised by GVW.

A new rising main from the development to High Street will be installed by the developer to
meet the project flows of the total developed site in accordance with GVW requirements.



oo
GVW will advise the connection point.
The impact of sewer discharge from the new development into GVW'’s network has not been
assessed at the time of this Report. It is anticipated sewer outfall will be consistent with typical

residential sewer effluent characteristics.

Feasibility studies are required to be undertaken in consultation with governing bodies for the @
above or other unlisted connection options to the existing GVW infrastructure.

Internal of Site: &

The proposed development would require construction of gravity reticulated 225mm-15ﬁm
main sewers internally of the site, whereby two pump stations will be positioned to engble all
lots to be accessible under gravity conditions. Initial design indicates the two propqs‘éd sewer
pump stations at Lot 8 and Lot 31 are approximately 4-6 metre deep respectivey?QThe total
number of pump stations and depth are subject to geo-technical assessment§§and detail
design of the reticulation system. b\%\‘«@
o

In most instances, the depth of the sewer will provide full lot control. ké??s fronting the
Nagambie Lake will each have different limitations on the degree ‘control due to the setback
requirements from the lake’s water line. If required Building Envelopes will be acknowledged
on the Plan of Subdivision matching the sewer lot contgjﬂol de%ig’h.

\,\03 @’OQ
The layout was formed on the principle that the bug;ltﬁn ;d‘Sor levels are fixed as specified
(127.1) and the manhole lids are assumed to match the pavement crown level (126.45,
approximately 350mm lower than the 100 ye '\‘?Io%deL126.8). It also assumes a minimum of
750mm cover on 150mm dia. property conpections. As per GVW design guidelines, for
serviced areas the system is designed :g&@ilsgﬁrade.

AR
e &
486 ELECTRICITY RS
o L
SP Ausnet is the electricity su@p@y aoﬂ?hority for this area.
9

& S

& N
Existing electricity infrasgﬁf%tu§800exists along the High Street / Grimwade Road frontage and
in a section of Lobbs Iéﬁa?le\'@the form of 22 kV overhead power lines immediately adjacent to
the development site? «°
S
SP Ausnet wiI\)Ld?T(el @@equire the provision of underground high voltage cables into the site to
supply grou\@& mgtinted Kiosk type substations distributed throughout the development. Itis
expectecgm%@ Gabin Village will have a shared Kiosk substation to also service allotments via
extern@@ﬁgﬁbltage circuits and then at least 5 additional Kiosk substations with associated
Iovgbmggt% > circuits will be distributed throughout the overall development.
RS
bgbgﬁ%ﬁosnet will determine if any external augmentation of its high voltage network is required
Noo@@o‘{g\@upply this development
07 O

@ & &

& &10«50 Network connection fees and service charges for non-contestable works as in accordance
S 8° with SP Ausnet policy, will be the responsibility of the developer.

Internal to the site, high and low voltage networks will be provided underground along the
proposed road reserves. The electrical networks supply requirements will be phased to meet
the staging requirements of the development.

Road Lighting to be V3 code standard for the main external road and access roadway
entrance but may have reduced lighting standard for internal roads with a combination of V5
and P4 lighting as determined by the responsible road authority.
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4.8.7 GAS SUPPLY

There is no gas supply authority for this area.

4.8.8 TELECOMMUNICATIONS
NBN and Telstra is the telecommunications supply authority for this area.

O

Telecommunications infrastructure will be provided to all allotments in the development as per N
X

normal NBN / Telstra servicing arrangements. The developer will provide trenching and S
conduits beneath the road pavement for installation of telecommunications services in N

accordance with standard service agreements. S

60
o
Fibre optic or equivalent latest technology system be installed to enable high speed data
transfer, broadband and wireless communications. Mobile coverage from local mqﬁie

communications network is to also meet regulatory operation and service Ievels,«

\\O
4.9 REMOVAL OF NATIVE VEGETION b\

A Biodiversity Assessment prepared for the site by Ecological and Heﬁtage Partners found it
is likely the following vegetation will be impacted by the proposed Qé\/elopment

*
(\
ka
X
» 1.9 hectares remnant patch A b\v@
© N
Y 2
» 4 scattered trees & °
. NG
» 12 large trees within patches &
& &

Where possible it is proposed to avoid the r@‘f’ﬁovgér of this vegetation. The Assessment
determined if all native vegetation was re@f’oveé the strategic biodiversity value score would
be 0.603 and a general offset of 0. QZ%Woulg\‘ﬁe required. It is proposed to purchase

appropriate offsets. & &
& 0@
o° boo
4.10 DEVELOPMENT STAGING O

%Qr
Each component of re&dq&‘flal d@velopment will be developed in Stages. There are a total of
10 stages proposed. Ple@se g@fer to the Concept Plan for further detail.

A‘
\’0 >
2 N
X @
& N
2 >
& &
N
\)«Q ?
)
@Q I
& NZ
< N
QO . O
@ &R
L L0
N 3
RS
P A&
@&
ISR
RSN
O A0
Q\rbb
>
NI
\Q’Q,bg\
S F
R4
& O ¢
COIIN
AR
CHESEN
K\'bo%«
N



51

5.2

5.2.1

52.2

o0
spiire
THE PLANNING SCHEME AMENDMENT

IS AN AMENDMENT REQUIRED?

An amendment to the Strathbogie Planning Scheme is required to facilitate the proposed
residential development of the site as described in this Report.

The current Farming Zone provisions prevent the residential development of the land. To Q§
develop the site for conventional residential purposes, the rezoning of land to the General \\@\*
Residential Zone, and revised mapping of the Floodway Overlay (to reflect current flood N\\‘f
levels) is required. It also suitable to rezone the adjacent land at 401 High Street, proposegt\
for development for a cabin park to allow both developments to be integrated. o

o
(@\
S

In summary, an amendment is required to the Strathbogie Planning Scheme to reé@?le the
subject land from the Farming Zone to the General Residential Zone and to rev&ée the
Floodway Overlay mapping. &

STRATEGIC JUSTIFICATION ~\\0°

The justification for the proposed amendment is outlined throughouje‘zfths Report, however
additional comments are provided in the following sections. @@

A é%\rb\
& 4@@5\

REGIONAL CONTEXT — OVERVIEW

W
Nagambie is located between Shepparton and Sgqu@r 138 kilometres north of Melbourne.
The region is often referred to as the Nagambhe)Lak@Cs Wine Region, part of the wider
Goulburn Valley food and horticultural reg|05f<’ Th@"-townshlp of Nagambie is centred upon
Lake Nagambie, off the Goulburn River. E*é’r thtsQreason secondary industries in Nagambie
are mainly related to tourism and recrgaﬂoné

»&Q @\
Nagambie is a major town wnhm@he %&ﬁéthbogle Shire which serves a wider population of
approximately 4,000 people and forrﬁs part of the Hume Region. Population growth is steady,
particularly among older pogﬂqfatl\gﬁs The Hume Regional Growth Plan encourages growth of
Nagambie. &

(\\0 o

SUPPLY AND DEM&&ND&\?\NALYSIS

In 2017, Strath gle@“hlre had an estimated resident population of 10,455 living in 5,686
dwellings W|gh°an @y/erage household size of 2.15 persons. Population growth is expected to
increase [\gﬁ\) th@?uture (http://profile.id.com.au/strathbogie/population?WeblD=10).

@ N
‘O\ %@0

@\

In 20&“’7 ﬂa‘gamble had an estimated resident population of 2,085 living in 1,147 dwellings
wtﬁgﬁﬁ%/erage household size of 2.12 persons. Population growth is expected to increase
ﬁwqw% future (http://profile.id.com.au/strathbogie/population?WebID=120).

The population of the major and minor centres of the Strathbogie Shire consist of:

» Euroa 3,275 people (31%)
» Nagambie 2,085 (20%)

» Avenel 1,048 (10%)

» Violet Town 874 or (8%)

» Strathbogie 304 (3%)

» Longwood 290 (3%)

» Ruffy 112 (1%)


http://profile.id.com.au/strathbogie/population?WebID=10
http://profile.id.com.au/strathbogie/population?WebID=120
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In regard to the Nagambie Growth Management Strategy, Nagambie can be divided into north
and south in terms of future residential growth. Both offer different residential product and
service a variety of markets, and good planning offers various housing fronts to the market.

As at September 2019, north of Vale Street there are approximately 20 hectares of vacant
land zoned for convention residential growth. However, it is understood all of this area is

committed to residential development, most with planning approval in place and the @
subdivision being constructed.

Land north of the subject site in Lobbs Lane is zoned for Low Density Residential @
Development, with a Development Plan in place specifying the lot yield. Lots will have a
minimum size of 2,000m? if connected to reticulated sewer infrastructure. At the time Of%co
writing this Report, there are no planning approvals for the development of this land. O\\“\
Y
Demand S

O{‘
In 2016, as per the ABS Census of Population and Housing, Nagambie ha,gis’a population of
2,029 persons, an increase of just under 200 persons since the 2011 an%us Using an
average growth based on the last few Census records, Nagambie grQWs on average by 50
persons per year. This could be considered a conservative rate baged on recent anecdotal
evidence which indicates the town is growing more quickly due Ib@\lncreased tourism and
recreation, better road services to Melbourne and Shepparton:and a growing lifestyle image.
However, based on a growth of 53 persons per year, ﬁbm 2520 to 2035 Nagambie will see an
increase in its population by approximately 800 pe(s%ns@

@

In the same Census period 2011 to 2016 theéalumbsf of dwellings increased by nearly 200 to
1,147 dwellings. Based on an increase of 39 dvgg‘ﬁmgs per year, by 2035 Nagambie will
accommodate a further 585 dwellings. ld@m Qa?densny of 10 dwellings per hectares,
Nagambie will need 58.5 hectares of I@?ld for residential development to 2035.

@ Q&
X &)

< N
O N

Analysis NS
% ®®
As per anecdotal ewdence eﬁa gt?\ble s, and the Strathbogie Shire’s growth is increasing at a
faster rate than current Q)\%‘eragés This growth is crucial for the region’s success in its existing
and new industries, |r1?)6<md|gg°the future development of a Jayco Manufacturing facility in
Habel Road, Naga\mﬁle for which a planning permit has been granted.
@

To sustain thlgﬂ%opya‘étlon growth, further residential land is required for the development of
housing. The su@ct land presents the next logical parcel of land to be developed in the
northerr@’r@a@oﬁf Nagambie.

\"2> &Q Q
Thg}g?&\?g@ﬁ%rced by the Nagambie Structure Plan included at Clause 21.03 of the Strathbogie

@g Scheme. The rezoning of 46 hectares, of which 32.5 is identified for residential

B aj%tﬁlents would contribute to the 58.5 hectares in demand over the next 15 years. The

OOQ @rpionmg would also allow residential development of land in Nagambie to occur in a

00

523

&sequennal and orderly manner.

As such, the rezoning of this property is considered appropriate to provide Nagambie with 255
conventional residential lots and 139 lifestyle residential allotments as part of the cabin park,
and contribute to the required residential land for the growing town.

MSS DIRECTION

The site is identified in the 2008 Nagambie Growth Management Plan and on the Nagambie
Structure Plan at Clause 21.03 as a suitable for future residential growth. The amendment is
justified on the basis that studies have been completed and demonstrate the land is suitable
for standard residential development.
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5.3 PLANNING AND ENVIRONMENT ACT 1987

Every amendment must meet the requirements of the Planning and Environment Act 1987,
including any applicable Ministerial Directions. It is considered that this amendment complies
within the provisions of the Act and Ministerial Directions for the reason outlined below.

The amendment presents an opportunity for a high quality residential development in an >
appropriate location, with responsive urban design, providing variety in residential land

choices in the context of the wider area, attractive landscaping and efficient movement S
networks for vehicles and pedestrians. This is consistent with the objectives for planning as

stated in Section 4 of the Planning and Environment Act 1987. Q\«\\%
&

3

S

(

5.3.1 ENVIRONMENTAL EFFECTS \

It is expected the rezoning of this land to the General Residential Zone will famhtage an
appropriate outcome for the land. The subject area is strategically placed Wlthll’b\fﬁe current
urban development boundary of Nagambie. As it can be fully connected to inffastructure

services, it is unlikely to affect the air, land and water quality of the area. &

&

fé,

\Oﬁ\

The Biodiversity Assessment found the site is relatively clear of S|gn|(tm\ant vegetation with
much of the more significant vegetation located on adjoining land gﬁd road reservations. To
ensure the more significant vegetation is not impact by the reS|dze\ht|aI development of the
land, buffers are proposed to be provided to the vegetation ag@ng the Lake Nagambie
frontage. Furthermore a landscape buffer will be prowﬁ’ed a?ong the northern boundary of the
site. Where the removal of native vegetation is una«?mdaﬁe it is proposed to appropriately
offset this vegetation. Whilst some vegetation nga%/be &fbn&dered lost, during detailed design it
is proposed to retain as much of the &gmﬂca@t ve%g@tatlon where possible.

®° «Q
The amendment will allow the revised m&pm@g of the Floodway Overlay to more accurately
reflect the flood impact on the land. Tqﬁ\e Ia,g@ remaining within the Floodway Overlay will
remain undeveloped, the capacr[y Ttheﬁatural floodway will not be impacted and as such
the development is unlikely to a,gvers@fy affect the environment of the land.

Qs 6

5.3.2 SOCIAL AND ECONOM@%FEE?:TS

The proposed plannlng‘s?che?he amendment is expected to achieve a positive social and
economic outcome@& Nagambie. The amendment will allow for the residential expansion of
Nagambie on apgp?opg@f’ely located and relatively unconstrained land, providing additional
housing ch0|c§9 o5
%\@ \zéq
The Ianqgi%, wg&ﬁn close proximity to a number of services and facilities such as St Joseph’s
Prlmqu§&cbool Nagambie Town Centre, High Street and parks and reserves, and as such is
corgsf’q@@ﬁ an appropriate site for residential development.
b fz)*
B A@tﬁe development pattern in the area is of a general residential nature, it represents good
OOQ iﬁnnlng practice to facilitate the residential development of this land, particularly within the
0 Q 1\0 oundary of the town’s urban area. New housing within the General Residential Zone will
@ O«b provide a net community benefit to residents of Nagambie through a population increase as
S ) well as economic growth to the area as a result of the development.

5.3.3 BUSHFIRE RISK

The proposed Amendment will not result in any increase to the risk to life, property,
community infrastructure and the natural environment from bushfire.

Whilst the subject site is not contained within the Bushfire Management Overlay, it is
contained within a Bushfire Prone Area. Given this, a Bushfire Assessment Report has been
prepared and a copy submitted with this amendment and development request.
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MINISTERIAL DIRECTIONS

In regard to Ministerial Directions, Direction No. 1 — Potentially Contaminated Land has been
considered. As discussed in Section 3.10 of this Report a Preliminary Soil Investigation for
Contamination Report of the site was undertaken by Douglas Partners. The report has
detailed additional testing/works which is required to be completed and that this testing could

form a condition of the permit. The assessment concluded that the site is suitable for the >
proposed residential development. OQ-@‘
Q\

N
The amendment complies with Ministerial Direction No 11 — Strategic Assessments of . 4\'\‘(’\
Amendments as detailed in the explanatory report and within this Planning Report. Q\«\\%

&
00

Ministerial Direction No. 19 is also applicable, and the whilst the views of the EPA max\dae
sought by the planning authority, it is not anticipated the amendment will result in a gée or
development of land which may result in significant impacts on the environment, gfhenlty and
human health due to pollution and waste. ¢°

O
The amendment is also consistent with the Ministerial Direction on the Foﬁ% and Content of
Planning Schemes under section 7(5) of the Act. o

PLANNING POLICY FRAMEWORKS @f‘\

As listed previously in this Report there are a number Statg?and Local Planning Policies
relevant to the amendment. The amendment is consLs“i?ent Mith the PPF and LPPF for reasons
outlined in this report. In addition the following cona&erg@ry is offered:

& @Q
& X
SETTLEMENT POLICY CONTEXT Qbf& 2
Q
At State and Local level the relevant poltei’? cqa%lderatlons are:

& T s
» Clause 11.01-1R Settlemen&" QHL@e\

» Clause 11.02-1 Supplc}.gebf ugban land

» Clause 11.02-2 St@i’ctur(e@lannmg

» Clause 11.02-3 @‘?Dla@ﬁmg for growth areas

» Clause 11. 02—410@ @ §equencmg of development
» Clause 11@& 1 Q Open space planning

> Clause;&ﬁ 0&63 Open space management

> CIQ&I\S@D g;f 07 1 Regional planning

> @sﬂétgs‘é 11.12 Hume Region

b

HS g?ause 21.02-1 Whole Municipality

°°Q ‘}%»5\0 Clause 21.03-4 Nagambie

Q,\‘O

OQ\ [ .
@@@ & In summary, these policies seek to:
5O

» Encourage growth of urban settlements including Nagambie

» Ensure there is adequate land supply for residential purposes

» Encourage urban consolidation

» Manage environmental impacts such as flooding and contaminated land
» Promote choice and variety of housing

» Encourage new residential subdivision to maximise opportunities for solar access.
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» Ensure residential land is adequately serviced

v

Ensure appropriate open space areas are provided

In response to these considerations:
» The rezoning of the land facilitates a positive contribution to the supply of land in _@@G

Nagambie for residential purposes. Q@“
Q\\\\

» The site is located in an area identified at the local strategic planning level for preferred =&

future residential development. < N

» The proposal will provide additional land for standard residential development and &’
contribute to population growth. High quality housing, diverse stock will attract neW‘
residents and visitors, assisting in attracting new commercial activities and the éa(pansmn
of local industries.

S/)/

d

» The proposal will allow the creation of large open space areas adjacent(w the attractive
Lake Nagambie. b\

» The site is within proximity to a range of community services and iacmtles including
schools, recreational facilities and shopping centres.

ENVIRONMENTAL POLICY CONTEXT

At State and Local level the relevant policy con5|de§a‘t|o are:
Q)

& ~\
» Clause 12.01-1 Protection of b|od|vg<[s<ffy e
?J

» Clause 12.01-2 Native vegetatlorgman@gement

» Clause 13.02-1 Floodplain m@ﬁagqment

» Clause 13.03-1 Use of co.[ﬂamgp‘ated and potentially contaminated land
» Clause 13.05-1 Bushfaﬁé plgﬁnmg

» Clause 14.01-1 Prétecr(gé“n of agricultural land

» Clause 14.02-1 \%Q Cat@ﬁment planning and management
» Clause 14.02:2° @Water quality

» Clause 144@52 3@ 34 Water conservation

> CIausg"Zl Q@f 1 Municipality Wide

> Cl,guge (31 04-3 Water

> @b@ﬁy@e 21.04-4 Native vegetation and biodiversity

J’g\o \@?ause 21.04-7 Bushfire

Q

q
& ~<> \& Clause 21.04-6 Flooding

In summary, these policies seek to:

» Ensure land is suitable for residential purposes

» Protect and conserve native flora and fauna

» Protect and conserve the surrounds of Lake Nagambie

» Protect productive agricultural land from encroaching development or unsuitable uses.

» Assist in the conservation of places that have natural, environmental, historic, cultural or
other special value
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In response to these considerations: 0@\

>
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To encourage land use and development that is consistent with the efficient use of energy
and minimises greenhouse gas emissions.

To recognise the constraints of the floodplain on the use and development of the land

Direct residential growth in low risk bushfire areas

S

Due to its location within the urban boundary of Nagambie and the lower agricultural @\\
gualities of the land, the site has not been used for highly productive agricultural purposgé

for many years. bcy

By ensuring the land is connected to reticulated water and sewerage systems, a Cp*ésmve
outcome will occur in terms of water quality, particularly for Lake Nagambie. *@q

The recommendations of a Biodiversity Assessment has informed the Iayo<u>t of the
proposed residential development. For the most part the land is clear aQ& devoid of
significant trees, after being extensively worked for agricultural purposes

An assessment of natural, environmental, historic or cultural value%as been undertaken
and considered as part of the amendment and development

The existing east-west alignment of the site and proposed @ad network will provide lots

O

with excellent solar access for future dwellings. q%«v @(\b

The land within the Floodway Overlay will remaif mg@tly undeveloped to allow for the on-
going management of the floodplain and to (rc?? afﬁe%t the land’s floodwater carrying
capacity. Dwellings will be built above floqd Ievef

As outlined in the Bushfire Assessmegt Re@&rt the site is a very low risk from bushfire
and the development has been desg@negkfo minimise, if not remove any risk.

\,
K\Q’ Q,\“

BUILT ENVIRONMENT AND HECE\‘TT,%@E POLICY CONTEXT

At State and Local level the re?eva@ pollcy considerations are:

>

>

»

»

»

»

QQ’ &\\

Clause 15.01-1 @@rbgﬁ design

Clause 15.01- 3 N@lghbourhood and subdivision design
Clause 15. Q§2K4 &Q Design for safety

Clausegp% Oleéﬁg Cultural identity and neighbourhood character
Claasg)%iﬁ%l 6 Healthy neighbourhoods

81@0%@15 02-1 Energy and resource efficiency

& @&ause 15.03-2 Aboriginal cultural heritage
& @‘i@@ Clause 21.04-8 Heritage

Create urban environments that are safe, functional and provide good quality
environments with a sense of place and cultural identity.

Achieve outcomes which contribute positively to local character and the public realm.

Ensure the protection and conservation of places of Aboriginal cultural heritage
significance.
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In response to these considerations:

»

The character of the proposed development is consistent with the residential
developments within Nagambie and will continue to develop Nagambie into a thriving
rural community.

The layout of the development will respond to the existing features of the site including
the lay of the land, the connection to the lake and the relationship with the cultural history
of the site to provide a good urban design outcome.

R\
\
P

%,

5.4.4 HOUSING AND TRANSPORT POLICY CONTEXT S
At State and Local level the relevant policy considerations are: %bo@@
» Clause 16.01-1 Integrated housing QQQOO‘\
» Clause 16.01-2 Location of residential development QO«"OQ
» Clause 16.01-4 Housing diversity 6\(}-@\\0
» Clause 16.01-4S  Housing affordability \(\é\\o@
» Clause 18.01-1 Land use and transport planning 6@(59\
» Clause 18.02-1 Sustainable personal transport S

> Clause 18.02-2  Cycling S
& N
» Clause 18.02-5 Car parking & 5
- s &
In summary, these policies seek to: (O@\‘ Qﬁq@
%

» Promote a housing market which m%éls cgrhmumty needs.

» Locate housing in or close to ac;aﬁty Qe‘%tres and employment corridors, or at other

strategic redevelopment S|tes ¢hat fof‘er good access to services and transport.
Provide for a range of hoq)smg gypes to meet increasingly diverse needs.

Promote the use of sqsf“amaﬁle personal transport, particularly bicycles

S

O\>

In response to thes@%orw‘%ieratlons

Q) fb@
The propg&%d reSidential development of the land will provide for a range of housing
optlonsgﬁr I\Lﬁamble in an ideal location.

Th%s%g@ rs“Tocated within proximity of schools, the town centre, High Street and the
Q@uﬁim Valley Highway, with recreation reserves and Lake Nagambie nearby.

(\\(\

| 4
50 A%cﬂ‘sue population of Strathbogie is growing and changing, housing diversity is key to

B Q;\O @ustaln growth and development within the area. This site provides opportunity for a
oQ o a,\@dﬁferent type of housing to that in the immediate area, with a mix of lot sizes and the

Qe@‘@;@o provision of affordable housing within the development.
SRR
@Q&EQ@ <% » The amendment recognises the proximity of the site to the Goulburn Valley Highway,
60&@‘\ Qo‘?* thereby providing residents with access to the arterial road network.
SN . . L . - . .
«“«(\e‘if‘\q » The residential development of the site will link with existing pedestrian and bicycle paths
L) to encourage the use of non-automated transport within and beyond the development.

The development will supply active transport infrastructure along High Street and Lake
Nagambie to the benefit of the entire community as a whole.
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At State and Local level the relevant policy considerations are:

» Clause 19.02-3 Cultural facilities

» Clause 19.03-2 Water supply, sewerage and drainage

» Clause 19.03-3  Stormwater N
: <
» Clause 21.07-2 Urban and Rural Services &
9
@
» Clause 21.07-3 Urban Stormwater Management &
. Go@
In summary, these policies seek to: Ry
N
. prat QO
» Increase access to arts, recreation and other cultural facilities &
9
» Maximise the utilisation of existing infrastructure wherever possible OQO‘

\\
» Plan for the provision of water supply, sewerage and drainage serwcegﬁ.’hat efficiently and
effectively meet community needs and protect the environment. ,\\0«

(\
Q
Q}\

In response to these considerations: &6‘6
rz}\/b
» The open space area adjacent to Lake Nagamble s pro osed as a high quality
recreational area, and will include a cultural tra@eflegﬁng the identity of the Taungurung

Country. &@ Q\\b

» The site will be connected to reticulated @J@ctrlgﬁy, gas, telecommunications, water, sewer
and stormwater drainage mfrastructurez,o 0@0%

Q
» These services will be connected %@‘ex!\gﬁhg services infrastructure where possible.

& &
& &
55 ZONES, OVERLAYS AND SCH\QDUQ@S
%6@ <@
GO

551 ZONES &

«0 \\
As stated previously |Q&ﬁls @port it is proposed to rezone the site to the General Residential
Zone. The purposesﬁ’f th\eb eneral Residential Zone are:
‘\\' QQ"
» “To lmpler@ént tl;,&% State Planning Policy Framework and the Local Planning Policy
Framev@f @i’?ludmg the Municipal Strategic Statement and local planning policies.
» To @Mﬁge development that respects the neighbourhood character of the area.

\

> %@&pfement neighbourhood character policy and adopted neighbourhood character
g&@%lmes

@ @3’0&?0 provide a diversity of housing types and moderate housing growth in locations offering
& e°\r§>\ good access to services and transport.
QS

@@{&\é\ & » To allow educational, recreational, religious, community and a limited range of other non-
& residential uses to serve local community needs in appropriate locations.”

The Victoria Planning Provisions (VPPs) contain a number of zones which seek to achieve a
residential land use outcome, however for this amendment, the General Residential Zone was
the preferred zone for the following reasons:

» Development requirements best match the proposed plans and preferred outcomes for
the land identified in the Nagambie Growth Management Plan.

» It will ensure the most efficient residential use of land in close proximity to the Nagambie
town centre, whilst ensuring minimal impact upon amenity and town character.



5.5.2

5.6

57

spiire

» The land will be developed to reflect the purposes of the General Residential Zone
through the appropriate layout of the lots and proximity to existing services and
infrastructure in Nagambie.

OVERLAYS

As stated previously, the site is within the Floodway Overlay. A shown on the Flood Level &
Plan for the site, the land along the peninsular to the south of the site is well above the flood @'«"
level. It is therefore proposed amend the Floodway Overlay map to remove this area of the _ \Q\\\\Q
subject site from the Floodway Overlay, refer to Flood Level Plan submitted the proposal.

Through pre-application consultation, the Goulburn Broken Catchment Management Autho(gét‘s\/
has provided support to the revision of the Floodway Overlay mapping. 60@
&\@
TRANSPORT INTEGRATION ACT 2010 Q@
9
The Transport Integration Act 2010, in particular the objectives and decision nq}aka)ing
principles, must be considered when preparing an amendment to any planning scheme. The
Minister has not prepared any statements or policy principles under Sectigh 22 of the
Transport Integration Act 2010; therefore, no such statements are appli€able to this
Amendment. %@5“\(\
6\6
This proposal seeks to rezone land and planning approval for fyﬁjre residential development.
A Traffic Impact Assessment Report (TIAR) is submittest Wittp‘fhis request. The TIAR found
the proposed development will not have significant imbacgéon the surrounding road network
and recommends appropriate measures to ensug%o‘t?e@é”é)velopment does not have a negative
effect on the transport system. & 6&0\\
< g
The Concept Plan for the site provides pgg@bstr' # and cycling opportunities for future
residents, which supports the social arlgl@ecg\n%mic inclusion objectives of the Transport
Integration Act 2010. & @Q\«\“
s
The amendment supports the d,e(éisigﬁomaking principles of the Transport Integration Act
2010 — it demonstrates integg;a%ted\d’ecision making as it has been prepared in accordance
with state and local poIiC)éo%md\\m\Eluded consultation with the community and relevant referral
authorities. RS
S
F &

(4
OUTCOMES OF THE AMENDMENT
o

The amendn@‘fzft iggﬁ%ticipated to facilitate the high quality residential development of the
subject aroe'agin the manner as shown on the proposed Concept Plan and as described in this
Report.q&?;@?g}%ill be a net community benefit in regard to the future use of the land which is
consi@sﬁ;@i\xﬂth its location and adjoining land use patterns. The proposal will provide
inggéas"g@opportunity for new housing to be provided to accommodate the demand for
@{\ei;g' lesitial housing in this area of Nagambie.

Q

R & é)\(\q
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MERITS OF THE RESIDENTIAL SUBDIVISION

Below details a thorough justification of the merits of the residential subdivision. The
application has been assessed against the provisions of the Strathbogie Planning Scheme
and has been found worthy of support.

COMPLIANCE WITH STATE AND LOCAL PLANNING POLICY FRAMEWORK (.\@@

The following are relevant to the proposed subdivision.

» The proposal addresses Clause 11.01-1R Settlement — Hume and Clause 11.02-1 Sug(p’fff
of urban land through the provision of land for residential development in Nagambieboo0

» The subdivision provides an adequate amount of public and private open space, &\?Fich
will link to existing public parks and reserves as per Clause 11.04-1 Open spanseCb planning.

» The subdivision meets Clause 11.12-2 Environmental assets by protectmgtake
Nagambie and native vegetation through limiting development on the L@?e s edge.

» The subdivision is consistent with Clause 12.04-2 Landscapes as |tdcespects the Lake
Nagambie landscape and maintains its significance through desgﬁ’

» The subdivision will ensure the protection and enhancementg)ﬁls Lake Nagambie through
appropriate buffers in line with Clause 14.02-1 Catchment @Tannlng and management.

» The subdivision is consistent with Clause 16.01- 4§’Hgﬂ%lng affordability as it will provide
affordable housing in close proximity to serwce§

» The design is consistent with Clause 15. Olé@ Nedfghbourhood and subdivision design as it
provides options for different modes of tg‘ansgért within and into the subdivision.

» The subdivision demonstrates the s\kﬁéteg{e‘% of Clause 21.03-4 Nagambie through
providing housing options near tQ@\towﬁ centre to facilitate the growth of Nagambie.

» The subdivision will be conn%eted wretlculated water services and be drained
appropriately ensuring no g@vers@ impacts on the environment in accordance with Clause
19.03-2 Water supply, seﬁ/ergﬁe and drainage and Clause 21.07-2 Urban Services.

Q‘ \\

COMPLIANCE WITH @N@DROVISIONS
It is requested th%\énte bé rezoned to General Residential Zone, the purposes of which are:

» “To mplem%ntgbie State Planning Policy Framework and the Local Planning Policy
Framew@?k {&%Iudmg the Municipal Strategic Statement and local planning policies.

> ogﬁgbw“ege development that respects the neighbourhood character of the area.

> @%@%@%ourage a diversity of housing types and housing growth particularly in locations
Q S eﬁte’rmg good access to services and transport.

Qfro allow educational, recreational, religious, community and a limited range of other non-

& 00 (\\0"7’ residential uses to serve local community needs in appropriate locations.”

The proposal meets the objectives of this Zone through its consistency with the vision and
requirements for planning in Victoria and Strathbogie Shire. The subdivision will create lots
which reflect the surrounding and desired character of the area, and will provide options for
housing in Nagambie in a location close to community services and facilities.

Clause 32.08-3 states a planning permit is required to subdivide land. An application to
subdivide land into 60 or more vacant lots, must meet all the requirements of Clause 56
except 56.03-5. A ResCode Assessment has been prepared and submitted with this proposal.

It is considered the proposed residential development will be consistent with the provisions of
the General Residential Zone.
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6.3 COMPLIANCE WITH OVERLAY PROVISIONS

6.3.1 CLAUSE 44.03 FLOODWAY OVERLAY

Clause 44.03 contains the requirements of the Floodway Overlay. Under Clause 44.03-2 a

permit is required to subdivide land. A permit may only be granted to subdivide land if the

subdivision does not create any new lots, which are entirely within this overlay. This does not &
apply if the subdivision creates a lot, which by agreement between the owner and the relevant N

&
floodplain management authority, is to be transferred to an authority for a public purpose.

&
é\
&

The subdivision is consistent with the purpose of the Floodway Overlay for the following &

@
reasons: N
4
(S‘

» No residential lots will be created within the Floodway Overlay (new/correct mapplng)
» It will not impact the passage or storage of floodwater. 0«"

» Appropriate drainage, design and landscaping will be implemented to r@dmtaln water

quality and the health of Lake Nagambie and its floodplain. »00‘

«\Q\\
Q)(\

6.4 COMPLIANCE WITH PARTICULAR PROVISIONS

6.4.1 CLAUSE 52.17 NATIVE VEGETATION : 5\&

K

The purposes of Clause 52.17 Native Vegetation i§>°\ &O@

@ <@

» “To ensure that there is no net loss to blogif\ciersm'/ as a result of the removal, destruction
or lopping of native vegetation. This is aé(meged by applying the following three step
approach in accordance with the Gu@elm@@‘for the removal, destruction or lopping of
native vegetation (Department of Eﬁwrgﬂ\ment Land, Water and Planning, 2017) the

Guidelines: @@ @@\“

1. Avoid the removal, desyﬁct@’? or lopping of native vegetation.

2. Minimise impacts fr@‘m tne’removal destruction or lopping of native vegetation that
cannot be avmdga".

3. Provide an og:f%et t@*compensate for the biodiversity impact if a permit is granted to
remove, dg%trowor lop native vegetation.

» To manag@o?he @moval destruction or lopping of native vegetation to minimise land and

water C{g@raqg?lon i

Pursua@?@v@ause 52.17-1 a permit is required to remove, destroy or lop native vegetation.
4’0 Q g
A Bfr éigérsny Assessment prepared for the subject site found the site to be relatively clear of
Qsigrﬁ icant vegetation. The more significant vegetation is found along the water frontage of
h%@ Nagambie and along the northern and eastern boundaries of the subject site.
Q,\ ~o \0

¥ Where possible this vegetation will be retained through the use of landscape buffers. Whilst

& OQ@”OK some trees along the High Street road reserve will be considered lost during the detailed
R design stage of the development the trees will be retained where possible. Furthermore, the

vegetation will be appropriately offset.

6.4.2 CLAUSE 52.29 LAND ADJACENT TO A ROAD ZONE, CATEGORY 1

The purposes of Clause 52.29 are:

» ‘To ensure appropriate access to identified roads.

» To ensure appropriate subdivision of land adjacent to identified roads.
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Under Clause 52.29 Land Adjacent to a Road Zone, Category 1 a permit is required to

subdivide land adjacent to a road in a Road Zone or Category 1 road.

A Traffic Impact Assessment prepared by O’Brien Traffic concluded:

» “Traffic likely to be generated by the proposed subdivision will not significantly impact the

road network in the locality (including High Street); &
©
» The provision of the Auxiliary Left (AUL) turn and Basic Right (BAR) turn treatments on Q@“
High Street at the main access intersection would reduce any potential impact of right- \-\\c}\*
and left-turning vehicles to through traffic on High Street; o
e}“
» Modification works are required at the 90-degree bend along Lobbs Lane to include @cﬁ
standard T-intersection with the new sealed local road.” \@@
«©
6.4.3 CLAUSE 56 — RESIDENTIAL SUBDIVISION \oOQ
[8)
The purpose of Clause 56 Residential Subdivision is: 00_\\00

» “Toimplement the State Planning Policy Framework and the Local: E’Ianmng Policy
Framework, including the Municipal Strategic Statement and Ioczafplannlng policies.

» To create livable and sustainable neighbourhoods and urbamﬁlaces with character and

identity. o b@
» To achieve residential subdivision outcomes thag\"appmf)rlately respond to the site and its
context for: @Q\ &z?

— Metropolitan Melbourne growth agé%ls 6Q
— Infill sites within established rg§> de@,ﬁoal areas.

<©

(\
— Regional cities and townsg\@ &
» To ensure residential subdw@én d@é‘lgn appropriately provides for:

— Policy mplementgﬁon
NG

— Livable and sg&etaloa?)le communities.
- Re&dent@ﬂ*‘lot dé§|gn

- Urbar;p‘andsiaape

- Ag@es%fénd mobility management.

ﬂnt@rated water management.
\® %

& & <§te management.
> «Q &

& & Utilities.”
bo @*60
& Q’Eﬁesf)roposal meets the relevant provisions of Clause 56. An assessment against the relevant

O
QOQ O‘Basﬁwsmns has been undertaken in a separate report.

¢ COMPLIANCE WITH ABORIGINAL HERITAGE ACT 2006

oS The subject site is partly contained within an area of cultural heritage sensitivity. Under the
Aboriginal Heritage Act 2006, a Cultural Heritage Management Plan (CHMP) be prepared for
the proposed residential development of the site.

The CHMP is currently being prepared and will be submitted to Council shortly.
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CONCLUSION

This Report establishes a sound planning basis for the proposed amendment and planning
permit to be introduced into the Strathbogie Planning Scheme. As a result of this proposed
amendment, the residential areas of northern Nagambie will be enhanced through the
provision of a high quality residential neighbourhood and a variety of choice in residential lots.

The Nagambie Growth Management Strategy, Strathbogie Planning Scheme and this Report S
provides the strategic support and justification for developing this site in the manner as
proposed. It has been demonstrated the proposal is consistent with the provisions of the .\cf
General Residential Zone, applicable overlays and particular provisions of the Strathbogle
Planning Scheme. %éo

8

On the basis of the above, it is submitted the proposal presents an appropriate out@eme for
the site, and an outcome which is worthy of Council’s support. c,o
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