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Executive summary

Over 2018 and 2019 Baw Baw Shire Council prepared and adopted Urban Design
Frameworks for the towns of Trafalgar, Neerin South and Longwarry to protect and enhance
the role and function of these towns in response to the Shire’s population growth, while
recognising significant features, character and scale.

Baw BawBaw Baw Planning Scheme Amendment C131lbawb (the Amendment) seeks to
implement the key design guidance from the respective Urban Design Frameworks through
the application of the Design and Development Overlay to the town centres of Trafalgar,
Neerin South and Longwarry.

Eight submissions were received to the exhibition of the Amenedment with six submissions
raising conerns about particular directions of the various Urban Design Frameworks or
Design and Development Overlays. The key issues raised in submissions included:

o for Trafalgar:

- elements of the Design and Development Overlay relating to view lines to former
Methodist and Wesleyan Church, guidelines for verandahs and canopies, vehicle
and pedestrian linkages, parking access and signage provisions

- impacts on the Criterion Hotel site

- general issues with the Trafalgar UDF

e for Longwarry — potential changes to zoning and land use directions for 2 Princes
Avenue, Longwarry

e for Neerim South - directions around footpath connections through private
property

e changes to the three Design and Development Overlays relating to requirements
for fencing and landscaping adjacent to arterial roads or rail lines.

Panel process

The COVID-19 pandemic created challenges with respect to the conduct of this Panel
Hearing. Due to a variety of restrictions relating to social distancing, the usual face-to-face
Hearing format was replaced by video conferencing. The health and safety of all parties and
the wider community was paramount in the decision of the Panel to vary the usual Hearing
process.

The Panel was cognisant of the need to ensure that all parties were provided with
appropriate procedural fairness. A variety of steps were put in place to ensure all parties
were given a reasonable opportunity to be heard. The Hearing was livestreamed. The Panel
thanks Council for its assistance in helping to facilitate the video conference and appreciates
the co-operation of all parties in these unusual circumstances.

Strategic justification

The Panel considers that the preparation of the Urban Design Frameworks and the use of
the Design and Development Overlay as proposed is consistent with the objectives of
planning for settlement growth and protection of township character identified in state,
regional and local planning policy. The Urban Design Frameworks have been consistently
prepared using a robust methodology and appropriate level of community engagement and
form an appropriate strategic basis for the application of the proposed Design and
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Development Overlays. The Panel acknowledges the work of Council on embarking on the
development of the Urban Design Frameworks and implementing the key built form
guidelines through the Amendment. The Panel considers that this is important strategic
work that will support the ongoing viability and protection of the character of Trafalgar,
Neerim South and Longwarry and form a solid basis for further implementation actions. The
Panel considers that there would be some benefit in Council reviewing Clause 21.04 in light
of the three Urban Design Frameworks to ensure consistency between its policy objectives
and their directions.

The Panel considers that the three Urban Design Frameworks are appropriate to be included
in the Baw Planning Scheme as background documents as they provide an important context
to the application of the Design and Development Overlays and a broader perspective of the
built form and character vision for the three towns. The application of preferred heights and
setbacks is considered appropriate.

Trafalgar

The Panel considers that the design requirements in DDO3 are appropriate with minor
alterations.

Neerim South

The Panel considers that the design requirements in DDO10 are appropriate with minor
alterations.

Longwarry

The Panel considers that the design requirements in DDO11 are appropriate with minor
alterations.

Department of Transport issues

Council supported the additional design guidelines for buildings, fences and landscaping
adjacent to arterial roads and railway lines. While the Panel does not consider them
necessary to be introduced just for these townships it supports their inclusion albeit using
more appropriate terminology.

Form and content of the Design and Development Overlays

The Panel has made a number of recommendations in response to post-exhibition changes
proposed by Council in response to submissions and following their further opportunity to
review the provisions of the proposed Design and Development Overlays. The Panel has
generally supported those changes and identified minor consequential changes to the
Design and Development Overlays.

Recommendations

Based on the reasons set out in this Report, the Panel recommends that Baw Baw Baw Baw
Planning Scheme Amendment C131bawb be adopted as exhibited subject to the following:

1. Amend Schedule 3 to Clause 43.02 Design and Development Overlay — Trafalgar
(DDO3) consistent with the Panel’s preferred version of DDO3 in Appendix Bl of
this report to:

a) Amend ‘Section 1.0 Design objectives’ by amending the first design objective to
replace the words ‘strategies’ with ‘design guidelines’.
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b) Amend ‘Section 2.0 Buildings and works' to insert a new Landscaping
requirement as follows:
¢ Landscaping and fencing treatments on sites adjoining an arterial road

should not obstruct vehicle sight lines.

c¢) Amend ‘Section 4.0 Signs’ by amending the requirements for signs.

d) Amend 'Section 6.0 Decision guidelines' by amending the first decision
guideline to insert ‘design guidelines of the’ after the words ‘Whether the
proposal is generally in accordance with the’.

e) Amend 'Map 1 Precinct and Building Height Plan' to:

e remove the ‘Key Pedestrian Connections’ linework and legend.
¢ remove the precinct colours and Precinct land use descriptors.

f) Amend 'Map 2 Building Setbacks and Access Plan’ to include the ‘Key
Pedestrian Connections’ legend and all associated linework, other than for
Precinct 3b, from Map 1.

Amend Schedule 10 to Clause 43.02 Design and Development Overlay — Neerim
South (DDO10) consistent with the Panel’s preferred version of DDO10 in Appendix
B2 of this report to:

a) Amend ‘Section 1.0 Design objectives’ by amending the first design objective to
replace the words ‘strategies’ with ‘design guidelines’.

b) Amend ‘Section 2.0 Buildings and works' to insert a new Landscaping
requirement:

e Landscaping and fencing treatments on sites adjoining an arterial road
should not obstruct vehicle sight lines.

c) Amend ‘Section 4.0 Signs’ by amending the requirements for signs.

d) Amend 'Section 6.0 Decision guidelines' by amending the first decision
guideline to insert ‘design guidelines of the’ after the words ‘Whether the
proposal is generally in accordance with the’.

e) Amend 'Map 1 Precinct and Building Height Plan' to:
¢ remove the ‘Key Pedestrian Connections’ linework and legend.
¢ remove the precinct colours.

f) Amend 'Map 2 Building Setbacks and Access Plan’ to:

e delete the accessway and associated landscape setback linework from 7
Wagner Road, 65-81, 85-87, 89 and 91-109 Main Neerim Road.
¢ include the ‘Key Pedestrian Connections’ linework and legend from Map 1.

Amend Schedule 11 to Clause 43.02 Design and Development Overlay — Longwarry
(DDO11) consistent with the Panel’s preferred version of DDO11 in Appendix B3 of
this report to:
a) Amend ‘Section 1.0 Design objectives’ by amending the first design objective to
replace the words ‘strategies’ with ‘design guidelines’.
b) Amend ‘Section 2.0 Buildings and works' to:
e Amend the 'Building height and setbacks’ requirements to read:
- Building height should not exceed the preferred building height of three
storeys (11 metres).
- Buildings should be setback the distance specified in Map 2.
¢ Insert a new Building design requirement as follows:
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- Buildings and fences adjoining a railway line are designed to provide
interface treatments that manage noise, glare and stormwater
impacts.

¢ Insert a new Landscaping requirement as follows:
- Landscaping and fencing treatments on sites adjoining an arterial
road should not obstruct vehicle sight lines.

c) Amend ‘Section 4.0 Signs’ by amending the requirements for signs.

d) Amend 'Section 6.0 Decision guidelines' by amending the first decision
guideline to insert ‘design guidelines of the’ after the words ‘Whether the
proposal is generally in accordance with the’.

e) Delete ‘Map 1 Precinct and Building Height Plan’.

f) Amend ‘Map 2 Building Setbacks and Access Plan’ by:

e Renaming it ‘Map 1 Building Setbacks and Access Plan’ and include the

‘Key Pedestrian Connections’ linework and legend from the exhibited

Map 1 Precinct and Building Height Plan.

Page iv of iv



Baw Baw Planning Scheme Amendment C131bawb | Panel Report | 22 June 2020

1 Introduction

1.1 The Amendment

(i) Amendment description

The purpose of the Amendment is to apply Design and Development Overlays to the town
centres of Trafalgar, Longwarry and Neerim South to implement urban design directions of
the Trafalgar Urban Design Framework 2018 (Trafalgar UDF), Longwarry Urban Design
Framework 2019 (Longwarry UDF) and Neerim South Urban Design Framework 2018
(Neerim South UDF).

Specifically, the Amendment proposes to:

e apply Schedule 3 to Clause 43.02 Design and Development Overlay to Trafalgar
(DDO3) to implement the Trafalgar UDF

e apply Schedule 10 to Clause 43.02 Design and Development Overlay to Neerim
South (DD010) to implement the Neerim South UDF

e apply Schedule 11 to Clause 43.02 Design and Development Overlay (DDO11) to
implement the Longwarry UDF

e amend the Schedule to Clause 72.08 Background Documents to reference the
three Urban Design Frameworks.

(ii) Purpose of the Amendment

Council identified that the Amendment aims to provide greater certainty about the future
built form outcomes for the three town centres and the requirements for the consideration
of future planning permit applications.

(iii) The subject land

The Amendment applies to approximately 180 properties in the town centres of Trafalgar,
Neerim South and Longwarry covering, as described below:

Trafalgar

Land zoned Commercial 1 and generally bound by the Gippsland Railway Line, Lady Hamilton
Lane, Kitchener Street, Wellington Street and Anzac Road Trafalgar (refer Figure 1). The
Princes Highway passes through the northern portion of the town centre.

The Trafalgar UDF describes the town as follows:

Trafalgar is located approximately 125km south-east of Melbourne’s CBD on the
Princes Freeway. The freeway is the main route through Trafalgar, extending from
Melbourne to Sale. The town is nestled within the foreground of the Strzelecki Ranges
to the south with expansive views towards these hills from the town centre and
freeway.
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(ROZ]

Neerim South

Land zoned Commercial 1 fronting Main Neerim Road and Wagner Road, two residential
properties and a portion of two Public Use Zone (PUZ) sites and a Public Conservation and
Resource Zone site fronting Main Neerim Road (refer Figure 2).

The Neerim South UDF describes the town as follows:

Neerim South is located approximately 110km south-east of Melbourne’s CBD and
20km to the north of Princes Freeway. It is located on the Main Neerim Road, which is
the direct north / south tourist route to Mount Baw Baw, one of the regions key
attractions. The township is positioned atop a ridgeline to the east of the Tarago
Reservoir and Bunyip State Forest, encompassing views to the reservoir, surrounding
bushland and agricultural land, which is key to its overall identity.
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Figure 2 Proposed extent of DDO10 in Neerim South
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Source: Planning Scheme Amendment C131bawb Explanatory Report
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Longwarry

Land zoned Commercial 1 to the north and south of the Gippsland Railway Line, Railway land
zoned Public Use Zone 4 and one residential site (4 Princes Avenue) within the General
Residential 1 Zone and generally fronting the Koo Wee Rup - Longwarry Road, Nar Nar Goon
— Longwarry Road, Cook Road, Bennet Street, Mackey Street and Drouin Road (refer Figure
3).

The Longwarry UDF describes the town as follows:

Longwarry is located approximately 90km to the south-east of Melbourne’s CBD and
3km to the south of Princes Highway. The township is located within a flat agricultural
area east of the Bunyip River which forms part of the broader Koo Wee Rup
swampland, with long range views of the north of the Yarra Ranges.
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Figure 3

B /

Proposed extent of DDO11 in Longwarry
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Source: Planning Scheme Amendment C131bawb Explanatory Report

1.2 Background

(i) Chronology of events

Council’s Part A submission provided an overview of the development of the Trafalgar,
Neerim South and Longwarry Urban Design Frameworks and preparation of the Amendment
which is summarised in Table 1.

Table 1 Chronology of events
January 2016 Hansen Partnership engaged to prepare UDFs
May 2016 - February 2017 Preparation and community engagement
12 December 2018 Trafalgar and Neerim South UDFs adopted by Council

29 January - 15 February 2019 Further consultation of draft Longwarry UDF

10 April 2019 Longwarry UDF adopted by Council

17 July 2019 Amendment authorised

12 March — 7 April 2020 Amendment C131bawb exhibited
(ii) Authorisation

The Amendment was authorised with the following condition:

Prior to exhibition, the proposed amendment must be re-submitted to the Gippsland
Regional Office for their assessment. The amendment will commence exhibition when
all proposed changes through the amendment have been drafted to the satisfaction of
the Department of Environment, Land, Water and Planning.

Council advised that this condition was satisfied following extensive redrafting and
reformatting of the proposed DDO schedules in consultation with the Department of
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Environment, Land, Water and Planning prior to exhibition. These changes also ensured that
the DDO schedules were consistent in format with reforms to the Planning Policy Framework
introduced through Amendment VC148 to implement the Smart Planning Program which
aims to simplifying the policy framework and remove inconsistent and contradictory
planning controls across all Planning Schemes. Council submitted that the changes also
responded to the Planning in the Economic Growth Zone project’s objectives to improve the
planning system and ensure that development and investment can progress in a streamlined
manner with greater certainty across the Latrobe Valley.

Council advised that the process of redrafting simplified the proposed DDO controls,
removed repetition but retained the primary elements derived from the Urban Design
Frameworks.

Council indicated that it is currently at the authorisation stage for Amendment C139bawb
that will transition the Baw Planning Scheme to a format consistent with Amendment VC148
and the Planning in the Economic Growth Zone project. Council submitted that while
Amendment C131bawb proposes to include the Trafalgar, Neerim South and Longwarry
UDFs in Clause 72.08 for the Trafalgar, the Clause did not include all existing reference
documents identified in Clauses 21 and 22. It identified that all existing reference
documents will be transitioned to Clause 72.08 as part of Amendment C139bawb.

1.3 Summary of issues raised in submissions

Eight submissions were received to the Amendment following exhibition with two
supporting submissions and six submissions raising conerns about particular directions of the
various Urban Design Frameworks or Design and Development Overlays. The key issues
raised in submissions included:

o for Trafalgar:

- elements of the Design and Development Overlay relating to view lines to former
Methodist and Wesleyan Church, guidelines for verandahs and canopies, vehicle
and pedestrian linkages, parking access and signage provisions

- impacts on the Criterion Hotel site

- general issues with the Trafalgar UDF

e for Longwarry — potential changes to zoning and land use directions for 2 Princes
Avenue, Longwarry

e for Neerim South - directions around footpath connections through private
property

e changes to the three Design and Development Overlays by the Department of
Transport (DoT) relating to requirements for fencing and landscaping adjacent to
arterial roads or rail lines.

1.4 Procedural issues

(i) Post-exhibition changes

Council’s Part A submission identified several proposed post-exhibition changes to the three
DDOs including design requirements and mapping changes. These proposed changes are
discussed in more detail in Chapters 3 to 7 inclusive.
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(ii) Hearing process

The COVID-19 pandemic created challenges with respect to the conduct of this Panel
Hearing. Due to a variety of restrictions relating to social distancing, the usual face-to-face
Hearing format was replaced by video conferencing. The health and safety of all parties and
the wider community was paramount in the decision of the Panel to vary the usual Hearing
process.

The Panel was cognisant of the need to ensure that all parties were provided with
appropriate procedural fairness. A variety of steps were put in place to ensure all parties
were given a reasonable opportunity to be heard. The Directions Hearing and Hearing was
live streamed.

1.5 The Panel’s approach

The Panel has assessed the Amendment against the principles of net community benefit and
sustainable development, as set out in Clause 71.02-3 (Integrated decision making) of the
Planning Scheme.

The Panel considered all written submissions made in response to the exhibition of the
Amendment, observations from site visits, and submissions, evidence and other material
presented to it during the Hearing. It has reviewed all material provided to it, and has had to
be selective in referring to the more relevant or determinative material in the Report. All
submissions and materials have been considered by the Panel in reaching its conclusions,
regardless of whether they are specifically mentioned in the Report.

This Report deals with the issues under the following headings:
¢ Planning context and strategic justification
e Trafalgar
e Neerim South
e Longwarry
e Department of Transport submission
e Form and content of the Design and Development Overlays.
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2  Planning context and strategic justification

2.1 Planning policy framework

Council submitted that the Amendment is supported by various clauses in the Planning
Policy Framework, which the Panel has summarised below.

Victorian planning objectives

The Amendment gives effect to and is consistent with the following objectives of
planning in Victoria identified in section 4(1) of the Planning and Environment Act
1987:

(@) to provide for the fair, orderly, economic and sustainable use, and development
of land.

(c) to secure a pleasant, efficient and safe working, living and recreational
environment for all Victorians and visitors to Victoria.

Council identified that the Amendment will have positive economic and social benefits by
providing more certainty about built form outcomes and by setting parameters for building
heights and setbacks in the centres, improves the amenity, attractiveness and the economic
prosperity of the centres. It considered that the Amendment will have positive
environmental effects by improving interfaces to open space, increasing their usability,
passive surveillance and adjacent activation and through the application of Water Sensitive
Urban Design minimise negative impacts on the receiving waterways and Bays.

Clause 11 (Settlement)

The Amendment supports Clause 11 by:

e creating vibrant and prosperous town centres that are clearly defined and provide
commercial service activities that respond to changing population and market
conditions (Clause 11.01-1R - Gippsland)

e by providing for the development of sustainable and liveable urban areas in an
integrated manner (Clause 11.02-2S Structure Planning).

Clause 15 (Built Environment and Heritage)

The Amendment supports Clause 15 by:
e achieving building design outcomes that contribute positively to the local context
and enhance the public realm (Clause 15.01-2S Building Design).

Clause 17 (Economic Development)

The Amendment supports Clause 17 by:
e ensuring commercial facilities are aggregated and provide net community benefit
in relation to their viability, accessibility and efficient use of infrastructure (Clause
17.02-1S Business).

Clause 18 (Transport)

The Amendment supports Clause 18 by:
e creating a safe and sustainable transport system by integrating land use and
transport (Clause 18.01-1S Land use and transport planning)
e Providing direct and connected pedestrian and bicycle infrastructure to and
between key destinations including activity centres, public transport interchanges,
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employment areas, urban renewal precincts and major attractions (Clause 18.02-
1S Sustainable personal transport).

Clause 21 (the Municipal Strategic Statement)

The Amendment supports the Municipal Strategic Statement by:

2.2

(i)

Clause 21.03 (Settlement) through:
building close-knit communities which appreciate the unique country town
character of the settlements in the Shire
encouraging housing outcomes that provide a diversity of dwelling types that is
responsive to emerging demographic trends and lifestyle needs
retaining the high visual quality of rural landscapes, including preservation of
view corridors and vantage points within the urban area

Cause 21.04 (Main Towns) through:
The application of tools to achieve built form outcomes consistent with the land
use, town centre structure and urban character objectives for Trafalgar, Neerim
South and Longwarry

Clause 21.07 (Economic Activity) through:
attracting high quality tourist development that is compatible with the
environmental values of the area
developing and promoting tourism based on natural and built resources with
building design taking into account the attributes of the natural environment and
local character

Clause 21.08 (Transport and Infrastructure) through:
the development of multi-modal transport networks that works effectively, with
positive outcomes for amenity, safety and environmental values
the provision of safe and direct access for pedestrians and cyclists in the design
of residential subdivisions in order to reduce the need for use of motor vehicles
and to assist in improving community health and wellbeing.

Other relevant planning strategies and policies

Gippsland Regional Growth Plan

The Gippsland Regional Growth Plan provides broad direction for land use and development
across the Gippsland region, as well as more detailed planning frameworks for the key
regional centres of Bairnsdale, Leongatha, Sale, Warragul/Drouin and Wonthaggi. The
Growth Plan as implemented through Clause 11.01-1R includes strategies to:

Support the continuing role of towns and small settlements in providing services to
their districts, recognising their relationships and dependencies with larger towns.

Create vibrant and prosperous town centres that are clearly defined and provide
commercial and service activities that respond to changing population and market
conditions.

Council submitted that the Amendment supports the Gippsland Regional Growth Plan
because it provided guidance on the development of the town centres of Trafalgar, Neerim
South and Longwarry.
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(ii) Local strategies

Clause 21.04 identifies the Trafalgar 2030 Land Use Strategy Plan Review April 2009,
Longwarry Outline Development Plan (1994) and Neerim South Outline Development Plan
(2004) as reference documents. These documents inform the existing Structure Plan Maps
included in the Clause and are not affected by the Amendment although the Amendment is
broadly consistent with the township strategies.

2.3 Planning scheme provisions

A common zone and overlay purpose is to implement the Municipal Planning Strategy and
the Planning Policy Framework.

(i) Zones

The land within each of the town centres is predominantly within the Commercial 1 Zone the
purposes of which include:

To create vibrant mixed use commercial centres for retail, office, business,
entertainment and community uses.

To provide for residential uses at densities complementary to the role and scale of the
commercial centre.

No land is proposed to be rezoned by this Amendment.

(i) Overlays

The Amendment proposes to apply the Design and Development Overlay to the town
centres of Trafalgar, Neerim South and Longwarry. The purpose of the overlay is to:
To identify areas which are affected by specific requirements relating to the design
and built form of new development.
Design and Development Overlays provide for a schedule to the overlay to identify:
e design objectives
e identify permit requirements relating to building setbacks and heights, plot ratio,
landscaping or other design or built form requirements
e exemptions from notice and review
e requirements for signs
e application requirements
e decision guidelines.

2.4 Ministerial Directions and Practice Notes
Ministerial Directions

The Explanatory Report discusses how the Amendment meets the relevant requirements of
Ministerial Direction 11 (Strategic Assessment of Amendments) and Planning Practice Note
46: Strategic Assessment Guidelines, August 2018 (PPN46). That discussion is not repeated
here.
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Planning Practice Notes

(i) Planning Practice Note 13: Incorporated and background documents (PPN13)

PPN13 provides guidance on the use of incorporated and background documents.
Background documents can be used as a basis for preparing local planning policies or
requirements in the planning scheme, or can be mentioned in the planning scheme as a
source of useful background information to a policy or control. Background documents have
only a limited role in decision making as they are not part of the planning scheme and do not
have the status of incorporated documents or carry the same weight. The key for
determining if a document should be identified as a background document is whether it can
provide useful background information or general advice to applicants, or will assist in
understanding the planning scheme.

Council submitted that the three Urban Design Frameworks were appropriate to be included
in the Planning Scheme as background documents.

(ii) Planning Practice Note 17: Urban Design Frameworks (PPN17)

PPN17 identifies the importance of the design quality of the urban environment to the
viability of towns in response to economic, technological, demographic and social changes.

PPM17 provides guidance on the preparation and use of Urban Design Frameworks. It
identifies that Frameworks are strategic planning tools that set out an integrated design
vision for the desired future development of urban places. They translate the broad aims of
Municipal Strategic Statements and planning scheme into practical urban design action at
the local level and provide direction for interventions that shape open space, buildings and
landscape.

Council submitted that the three Urban Design Frameworks were prepared in a manner
consistent with PPN17.

(iii) Planning Practice Note 60: Height and Setback Controls for Activity Centres
(PPN60)

PPN60 provides guidance on the use of height and setback controls within activity centres to
ensure that controls are not aimed at restricting the built form, but at facilitating good
design outcomes. Height and setback controls must be soundly and based on the outcomes
of strategic research and background analysis and consistent with state and regional policy
and allow for an appropriate level of change over time. PPN60 identifies discretionary
controls, combined with clear design objectives and decision guidelines as the preferred
form of height and setback controls.

Council submitted that the Amendment sought to apply discretionary height and setback
controls and that these are based on an appropriate level of analysis undertaken through the
development of the Urban Design Frameworks.

2.5 Preparation of the Urban Design Frameworks and Design and
Development Overlays

Council’s Part A submission summarised the methodology applied for the three Urban
Design Frameworks which included:
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e data collection

e policy assessment

¢ identification of built form scale and character

e SWOT analysis

e development of a vision and objectives for each township

e preparation of recommendations including design guidelines and implementation.

Council submitted that the Urban Design Frameworks were prepared following extensive
consultation with community and external agencies, including VicTrack, VicRoads and
Country Fire Authority. Community engagement comprised four phases of consultation
resulting in 152 submissions:
e Phase 1: May 2016 with a focus on ideas which included a mail out ‘community
bulletin’, drop-in sessions, preliminary workshops and walking tours
e Phase 2: July to August 2016 exhibition of draft Urban Design Frameworks
e Phase 3: February 2017 further consultation on draft Urban Design Frameworks
UDFs including survey monkey poll
e Phase 4: 29 January to 15 February 2019 involving further consultation on the
draft Longwarry UDF including a ‘Have Your Say’ forum.

Each adopted Urban Design Framework includes two parts:
e Part 1 Background analysis including context, demographic and physical conditions
e Part 2 Recommendations including overall framework and directions, design
guidelines and directions for the public realm.

Council identified that not all of the strategies and guidelines of the Urban Design
Frameworks were considered suitable for translation into a planning control, with the focus
of the Amendment on managing the “more transferable” built form recommendations on
private land. Council considered that the Design and Development Overlay was the
appropriate planning tool to manage the key built form and design objectives of the Urban
Design Frameworks.

2.6 Discussion and conclusion

No submissions questioned the strategic justification of the Amendment rather they focused
on elements of either the Design and Development Overlays or specific directions of
particular Urban Design Frameworks.

The Panel considers that the preparation of the Urban Design Frameworks and the use of
the Design and Development Overlay as proposed is consistent with the objectives of
planning for settlement growth and protection of township character identified in state,
regional and local planning policy. The Panel considers that each of the three Urban Design
Frameworks has been consistently prepared using a robust methodology and appropriate
community engagement and form an appropriate strategic basis for the application of the
proposed DDOs.

The Panel considers that the three Urban Design Frameworks are appropriate to be included
in the Baw Baw Planning Scheme as Background documents as they provide an important
context to the application of the DDOs and a broader perspective of the built form and
character vision for the three towns. This is discussed in more detail in Chapter 3.
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The application of preferred heights through the DDO for each of the townships is
considered appropriate and consistent with PPN60 and preferred to the application of
maximum heights. This allows proposals to be considered on merit and in their context.

For the reasons set out in the following chapters, the Panel concludes that the Amendment
is supported by, and implements, the relevant sections of the Planning Policy Framework,
and is consistent with the relevant Ministerial Directions and Practice Notes. The
Amendment is well founded and strategically justified, and the Amendment should proceed
subject to addressing the more specific issues raised in submissions as discussed in the
following chapters.
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3  Trafalgar

3.1 The issues

The issues are:

whether the DDO3 requirements for church view lines, verandahs and canopies,
pedestrian linkages, carpark access and signage are appropriate

whether the Trafalgar UDF should be a reference document and amended to
reflect any changes to DDO3.

3.2 What is proposed?

DDO3 includes the following design objectives for the Trafalgar town centre:

To implement the strategies of the Trafalgar Urban Design Framework (2018).

To encourage high quality urban design and architecture that is responsive to the
built form character of the town centre and surrounding residential areas.

To maintain and improve the provision and integration of quality public spaces,
including streets, laneways, public car parks and other public spaces.

To promote active frontages to the street edge, including at the ground levels of
buildings and provide passive surveillance opportunities to public spaces.

DDO3 provides design and built form requirements for:

building heights as identified in Map 1 (refer Figure 4) and setbacks as identified in
Map 2 (Figure 5)

building design, including appropriately proportioned to respect surrounding built
form, protect view lines to the Strzelecki Ranges and former Wesleyan Methodist
Church (from Princes Highway and Anzac Parade), use appropriate materials and
finishes, provide cantilevered verandahs without posts

active frontages

pedestrian and vehicle access including pedestrian linkages and accessways as
shown in Map 1 and 2

carparking including rear parking accessed off Depot Lane for sites fronting the
Princes Highway and Contingent Street

landscaping consistent with Map 2.

DDO3 also includes requirements for signage, application requirements and decision
guidelines.
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Figure 4
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DDO3 Trafalgar - Map 1 Precinct and Building Height Plan
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distance from natural ground level to
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Precincts and Preferred Building Heights

1 - Commercial Core
Precinct 1 - Preferred height up to @ metres (1-2 storeys)

2 - Mixed Use
Precinct 2a - Preferred height up to 9 metres (1-2 storeys)
Precinct 2b - Preferred height 9-11 metres (2-3 storeys)

3 - Community/Education
Precincts 3a and 3b - Preferred height up to 9 metres (1-2 storeys)

4 - Medium Density Residential
Precinct 4a - Height up to 11 metres (1-3 storeys)
Precinct 4b - Height up to 9 metres (1-2 storeys)
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Figure 5 DDO3 Trafalgar - Map 2 Building Setbacks and Access Plan
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The Amendment proposes to include the Trafalgar UDF in the Baw Baw Planning Scheme as
a Background Document in the Schedule to Clause 72.08. It identifies the following vision
for Trafalgar:

e A thriving and sustainable town, where rural characteristics and the relationship
with its environmental surrounds are retained and valued.
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e A township which supports a diverse mix of commercial, retail and community
activity whilst respecting the cultural and heritage characteristics which uphold the
township’s identity.

e A vibrant, inviting and safe township with a well-designed public realm focused on
pedestrian and cycle connections linking to community and commercial facilities.

¢ A township with diverse and affordable housing types for all age groups, family
types and lifestyles.

The key directions of the Trafalgar UDF (refer Figure 6) are to:
1. activate and enhance the Council owned car park spine through the town centre

2. improve pedestrian and vehicle access to Trafalgar Station from Contingent Street
and highway frontage

3. implement design guidelines outlining preferred development potential for the
future mixed-use precinct

4. establish ‘green streets’ along key access routes to the town centre and
incorporate public art

5. establish a community corridor implementing strong pedestrian and cycle links to
each node.

Figure 6 Key directions of Trafalgar UDF
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Source: Trafalgar Urban Design Framework 2018
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3.3 Relevant policies

Clause 21.04-5 includes the following context statement about Trafalgar:

Trafalgar is a town providing a wide range of commercial, industrial, educational,
recreational and residential services to residents and the surrounding community. It
began as a railway town serving the surrounding farming area. Set at the base of the
Strzelecki Ranges, its urban character is attributed to its farmland setting with views to
adjacent hills and distant ranges, flat topography, garden suburb residential settings in
the older parts of town, a range of buildings of heritage significance particularly along
the main streets.

Commercial

Support mixed use style development or in-fill townhouse style medium-density
housing in the town centre.

3.4 Submissions

The submissions from Larent Nominees Pty Ltd (submission 5) and Mr Gerard Avon
(submission 4) related to the Criterion Hotel site at 85 Princes Highway (refer Figure 7). The
submissions raised concerns about the Trafalgar UDF proposing the closure of access to the
carpark to the rear of the Hotel and its bottleshop access points from Contingent
Street/Depot Lane. It considered that this would detrimentally impact the function, safety
of drivers and pedestrians, delivery and rubbish removal access and the commercial viability
of the bottle shop and other businesses fronting Contingent Street, which rely on the access
through the adjacent carpark area. The submission sought retention of existing carpark
access arrangements.

Figure 7 Trafalgar Town Centre aerial image
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Council submitted that the Urban Design Frameworks were aimed at “creating a flexible
framework for the creation of practical actions, ideas and solutions that consider constraints
and provide guidance for capital budgets and future planning scheme controls” and that a
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“degree of flexibility is built into Framework Plans in order to ensure that a specific place can
adapt to different circumstances over time. They are also intended to clearly articulate a
‘vision’ for what a place could be and often act as a catalyst for positive change of the built
environment”. Council said that the introduction of DDO3 Amendment guide future built
form rather than prescribing changes in land use.

Council submitted that DDO3 did not propose the closure of the carpark or its access points
from Contingent Street, rather this was a direction of the Trafalgar UDF intended to create a
stronger built form along Contingent Street. It indicated that the broader directions for the
Depot Lane carpark (including IGA carpark) were to be the subject of a future Masterplan
process to achieve gre