Application for a Planning Permit

Lodgement Date: 24 June 2021
Application Number:  PLA0143/2]

Lodgement Method: Online

Original Permit Not Applicable
Number:

¢ Original Permit Number only relates to Amendment Applications
¢ Allinformation in this form was submitted by the Applicant at the
time of Lodgement.

The Land
Property Address* 11 Rangeview Street WARRAGUL VIC 3820

. V 8729 F 307 Lot 23 PS 80434 Warragul Township Drouin East
Land Legal Description* Parish

Other Related Property

5 5 ; :
Other Related Land V 8729 F 307 Lot 23 PS 80434 Warragul Township Drouin East

Parish
The Proposal
Category* Development of 2 or more dwellings
Proposal* Proposed Dwelling at the back
Estimated Cost* $250000.00

Application Information

Pre-Application Meeting*  NO
Existing Land Use* Residential / Accommodation
Encumbrances on Title* = Not applicable (no such encumbrance applies)

Applicant and Owner Details

Applicant Details*

Surname/Company: Architectural
Home Designs

First Name:

Postal Address: 6 Duncan Street
FAIRFIELD VIC 3078



Mobile Phone: Home Phone:

Work Phone: 0394169822 Email Address: admin@archhd.com.au

Agent/Contact Details

Owner Details*

Surname/Company: Shortyrel Pty Ltd First Name:

Attachment Details

000020210624 _093224_wkjzdkbmO0Osnklwxc4kbg5yxs (DOC-21-100296)
000120210624 _093224 _wkjzdkbmOsnkiwxc4kbg5yxs (DOC-21-100297)
1658001R (DOC-21-100298)

1658001 (DOC-21-100299)

LP 11 RANGEVIEW ST WARRAGUL 3.07.19 (DOC-21-100300)

TP 1 (DOC-21-100301)

TP 2 (DOC-21-100302)

TP 3 (DOC-21-100303)

TP 4 (DOC-21-100304)

TP 5 (DOC-21-100305)

Rescode 23.06.2021 (DOC-21-100306)

1658001[1] (DOC-21-100307)

Applicant Declaration
| understand and declare that:

e | am the Applicant;
e allinformation provided within this application is true and correct; and
« the property/land owner (if not myself) has been notified of the application.

/ agree to the declaration terms™ Yes

The personal information requested on this form is being collected to enable council to consider the permit
application. Council will use this information for this purpose or one closely related and may disclose this
information to third parties for the purpose of their consideration and review of the application.

These third parties generally include, but are not limited to:

Transport Infrastructure Agencies such as VicRoads and VLine

Energy/Utilities Providers

Catchment Management Authorities and Water Corporations
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BUILDER PRIOR TO COMMENCEMENT OF ANY WORKS IF —
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THESE PLANS REMAIN THE PROPERTY OF Checked.
FOR: JOHN BOTFA ARCHITECTURAL HOME DESIGNS AND ARE PR
SUBJECT TO COPYRIGHT REGULATIONS .
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Clause 55.01 Neighbourhood and Site Description

In relation to the neighbourhood (refer neighbourhood and site description plan)

The pattern of development of the neighbourhood:

Predominantly 1980s and 1990s dwellings and recent development.

Generally a mixture of brick in a range of cream and red tones and weatherboard dwellings.
Predominantly concrete roof tiles of various colours.

Subdivision pattern site sizes are generally 500 -800 sqm. Frontages are generally 7-15m.

Subdivision pattern provides similar size, shape and orientation of sites in the direct area.

Land topography is generally flat with a slight slope across the area from east to west.

Front gardens are generally low level with lawn and shrubs.

Dwelling heights are generally single storey dwellings.

Street tree plantings are irregular. Where present street trees are predominantly small/medium size natives.
Kerb and channel are standard concrete square profile.

Concrete 1.3m wide footpaths are provided both sides of the street.

Formal 2.2m nature strips are provided and centrally located.

Vehicle Side driveways are provided with carports and garages present, adjacent to access/storage the
dwelling.

Properties in the immediate and surrounding area are residential.

Surrounding homes are sited on similar sized allotments with a side setback from one side boundary to
accommodate vehicle accommodation and access and a side setback from the other side boundary.

The built form, scale and character of surrounding development including front fencing:

The predominant dwelling style is single and double storey detached dwelling.

The building form is rectangular extending the width of the allotment.

Predominantly | 980s and | 990s dwellings and recent developments.

Generally a mixture of brick and weatherboard dwellings in a range of cream and red tones.
Front boundary fences when present are a mix of brick, metal and timber construction.

Architectural and roof styles:

Predominantly concrete tiles of various colours.
Combination of gable and hip roof forms.

Any other notable features or characteristics of the neighbourhood:

Front setbacks of dwellings along Rangeview Street are generally uniform ranging from 7.1m to 12.5m.
Front gardens of adjoining properties are a combination of low maintenance and fully established with lawn
cover, flower beds and small to medium sized native trees and shrubs.

Front boundary fences are generally predominantly low brick, Metal and Timber.

Front gardens are generally low level with lawn and shrubs becoming more established with larger trees to
rear yards.
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In relation to the site (refer neighbourhood and site description plan)

Site shape, size, orientation and easements:
e The site is rectangle in shape with a frontage width of approximately 15m along Range View Street and
42.67m along Pearse Street.
Allotment area 692.12m>
Presently, a single storey brick veneer dwelling with tiled roof, occupies the site.
The existing dwelling is setback approx. 7.6m from Rangeview Street.
The site has a single crosser over along Rangeview Street to the South.
The front garden is low maintenance with lawn cover within the front setback of the dwelling that contributes
to the overall neighbourhood and streetscape character of the area.
e A1.8mtimber paling fence extends the boundaries.
e There is a low horizontal rail front fence at the frontage of the property.
e Transmission lines form part of the streetscape to Pearse Street.

Levels of the site and the difference in levels between the site and surrounding properties:
e There is approximately 0.5m fall across the site.
e There are minimal height variations along the street frontage and to adjacent land.

The location of existing buildings on the site and on surrounding properties, including the location and height of walls
built to the boundary of the site:

e The site is currently a single storey brick veneer dwelling with tiled roof with a front western setback of 7.6m.

The location of secluded private open space and habitable room windows of surrounding properties which have an
outlook to the site within 9m:
e Private open space of surrounding properties is located to the south and north of the proposed subject site.

Solar access to the site and to surrounding properties:
e The existing dwelling is setback from all boundaries to provide adequate solar access.
e Dwellings on surrounding properties are setback from boundaries to allow for adequate solar access.

Location of significant trees existing on the site and any significant trees to be removed from the site 12 months prior
to the application being made, where known:

e There are no mature significant trees that have been removed from the site within the last 12 months.

e There is one significant street tree that is to be retained.

e There are several trees in the rear of the property that will be removed as part of the development.

Any contaminated soils and filled areas, where known:
e There are no contaminated soils or fill on the site.

Views to and from the site:
e Views to the site from the street are at the front.
o Views from the site are of the front yard and street which provides casual surveillance of the street.
o Views of the rear yard are restricted from neighbouring properties by existing fencing.
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Street frontage features such as poles, street trees and kerb crossovers:
e There is a telecommunication pit in the nature strip west of the site.
e There is a single crossover in the nature strip to the south of the site servicing the existing dwelling.
e There is also a speed sign within the nature strip.

The location of local shops, public transport services and public open spaces within walking distance:
o Refer locality map and report (next page).

Any other notable features or characteristics of the site:
e N/A
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Baw Baw Shire City Council Planning Scheme- Local Provision

The subject site is situated within a General Residential Zone 1 (GRZ1) with a Development Contributions Plan Overlay
(DCPO1). There are no neighbourhood character features for the area identified in a Local planning policy or a
Neighbourhood Character overlay.

This planning submission highlights the development’s ability to comply with the relevant Clauses of the Baw Baw

Shire City Council Planning Scheme, Clause 32.01 Residential | Zone and Clause 55 Two or more dwellings on a lot
and residential buildings.

Development Summary

SITE COVERAGE: 328.33m? 47.44%
HARD SURFACES: 21.63m2 3.98%
SITE PERMEABILITY: 34251m? 48.58%

DWELLING 1:

EXISTING DWELLING: 214.20m?

TOTAL: 214.20m2  23.065qs
DWELLING 2:

QARAGE: 24.09m?

PORCH: 2.16m?

GROUND FLOOR:  87.87m2

TOTAL: 114.12m2  12.28sqs
GARDEN AREA:

336.32m? / 692.12m? = 48.50%

48.59% > 35.00%
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Rescode Clause 55 Assessment Summary Table
Rescode Clause 55 (Two or more dwelling on a lot and residential buildings)
Checklist

Rescode Objectives and Standards Objectives | Standards | Comments
(Complies) | (Complies)
Standard B1: Neighbourhood character objectives Yes Yes
Standard B2: Residential policy objectives Yes Yes
Standard B3: Dwelling diversity objective Yes Yes
Standard B4: Infrastructure objectives Yes Yes
Standard B5: Integration with the street objective Yes Yes
Standard B6: Street setback objective Yes Yes
Standard B7: Building height objective Yes Yes
Standard B8: Site coverage objective Yes Yes
Standard B9: Permeability objectives Yes Yes
Standard B10: Energy efficiency objectives Yes Yes
Standard B11: Open space objective Yes Yes
Standard B12: Safety objective Yes Yes
Standard B13: Landscaping objectives Yes Yes
Standard B14: Access objective Yes Yes
Standard B15: Parking location objectives Yes Yes
Clause 56.6: Parking provision objectives Yes Yes
Standard B17: Side and rear setbacks objective Yes Yes
Standard B18: Walls on boundaries objective Yes Yes
Standard B19: Daylight to existing windows objective Yes Yes
Standard B20: North-facing windows objective Yes Yes
Standard B21: Overshadowing open space objective Yes Yes
Standard B22: Overlooking objective Yes Yes
Standard B23: Internal views objective Yes Yes
Standard B24: Noise impacts objectives Yes Yes
Standard B25: Accessibility objective Yes Yes
Standard B26: Dwelling entry objective Yes Yes
Standard B27: Daylight to new windows objective Yes Yes
Standard B28: Private open space objective Yes Yes
Standard B29: Solar access to open space objective Yes Yes
Standard B30: Storage objective Yes Yes
Standard B31: Design detail objective Yes Yes
Standard B32: Front fences objective Yes Yes
Standard B33: Common property objectives Yes Yes
Standard B34: Site services objectives Yes Yes
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Design Response to the objectives and standards of Clause 55 of the Baw Baw Shire City Council
Planning Scheme

Standard B1: Neighbourhood character objectives

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

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

e The proposed development is appropriate to the neighbourhood and the site.

o The design respects the neighbourhood character.

e The proposed dwelling is a modern, contemporary interpretation of the traditional dwelling built form in the
area to distinguish the old from the new.

e The building materials for the proposed dwellings has the dual purpose of softening the appearance of the
development whilst providing different textures that compliment the architectural style of the dwellings and
enhance the neighbourhood and streetscape character of the area.

o The rectangular site provides excellent opportunities for the proposed dwelling to have a direct street access
and provide amenities to the proposed dwelling.

e The proposed dwelling is sited one behind the other which is consistent with residential developments in the

immediate and surrounding area.

The existing dwelling on the site will be retained.

The pitched roof form design helps integrate the new dwellings within the neighbourhood character.

Neutral and earthly colours and textures selected provide a smooth transition between the old and new.

The proposed dwellings to the rear of the site will not interrupt the existing streetscape.

The dwellings shall be setback from each other to retain space for car parking and secluded open space. The
proposed dwelling will contain the private open space facing west and south.

Standard B2: Residential policy objectives

To ensure that residential development is provided in accordance with any policy for housing in the State Planning
Policy Framework and the Local Planning Policy Framework, including the Municipal Strategic Statement and local
planning policies.

To support medium densities in areas where development can take advantage of public transport and community
infrastructure and services.

e The proposed development of the land for two dwellings on a lot is consistent with the State Planning Policy
Framework, the Local Planning Policy Framework of the Baw Baw Shire City Council Planning Scheme and
Council’s Municipal Strategic Statement.

e The development can readily take advantage of public transport and community infrastructure and services.

e The proposed development which includes the one new dwelling on the lot, meets the objectives in aspects
such as affordable housing and providing needs of residents at various stages of life.

e The quality of the design, site layout, side and rear setbacks, provision of car parking and open space
allocation will ensure that the development provides a good standard of amenity for future residents and good
standard for future development in the area.

e The subject site is within proximity of a number of regional facilities and services including open space
facilities, schools and shopping facilities all of which are within close proximity of the site.

e The proposed development complies with the State Government’s initiatives of urban consolidation and will
not cause detriment to the amenity of adjoining properties and will not be out of character with the area
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Standard B3: Dwelling diversity objective
To encourage a range of dwelling sizes and types in developments of ten or more dwellings.
e The proposed dwelling is a single storey two-bedroom unit.
e Each dwelling provides its own kitchen, bath, wc and laundry facilities at ground floor level.

Standard B4: Infrastructure objectives
To ensure development is provided with appropriate utility services and infrastructure.
To ensure development does not unreasonably overload the capacity of utility services and infrastructure
e The proposed dwelling will not represent any unreasonable burden on existing services and facilities.

Standard B5: Integration with the street objective
To integrate the layout of development with the street.
e The existing dwelling will continue to have direct access and integration to Pearse Street
e Proposed dwelling will have direct access and integration to Pearse Street via the common driveway.

Standard B6: Street setback objective
To ensure that the setbacks of buildings from a street respect the existing or preferred neighbourhood character and
make efficient use of the site.

e The proposed dwelling sited to the rear of the site will not impact on the front setback.

Standard B7: Building height objective
To ensure that the height of buildings respects the existing or preferred neighbourhood character.
e The overall total height of proposed dwelling is 4.61m to the top of the roof ridge which is less then the 9m
as specified to the zone.
e The proposed dwelling is single storey and will integrate with the surrounding dwellings.
e Articulation of the proposed dwelling will reduce visual bulk and with adjacent dwellings.
e The proposed dwelling will not add a negative visual impact when viewed from the street and from adjoining
properties. Solid high fencing to the west, east and south boundaries ensures minimal visual impact when
viewed from neighbouring properties.

Standard B8: Site coverage objective
To ensure that the site coverage respects the existing or preferred neighbourhood character and responds to the
features of the site.
e The proposed site coverage is 47.44%, which is acceptable in this neighbourhood setting.
There are no constraints imposed by existing development or the features of the site.
The site coverage of adjacent properties is approximately 30% to 50%.
The existing dwelling will continue to have direct integration with Rangeview Street.
The proposed dwellings to the rear will not be minimally visible from the street and therefore reduces the
effect of visual bulk. Fagade articulation and pitched roof also help reduce the effect of visual bulk.

Standard B9: Permeability objectives
To reduce the impact of increased stormwater run-off on the drainage System.
To facilitate on-site stormwater infiltration.
e The proposed site permeability is 48.58%, which is acceptable in this neighbourhood setting.
o There are no constraints imposed by existing development or the features of the site. The existing single
storey dwelling will be retained.
e The proposed development will not cause an increase in storm water run-off than usually permitted.
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Standard B10: Energy efficiency objectives

To achieve and protect energy efficient dwellings and residential buildings.

To ensure the orientation and layout of development reduce fossil fuel energy use and make appropriate use of daylight
and solar energy.

e Thermal mass in concrete slab, maximise windows to living areas facing north, carpets to bedroom areas,
tiles to wet floor areas, increase roof insulation, seal external doors, increase external wall insulation to bulk
insulation plus reflective foil will all provide for an energy efficient development.

e The proposal is deemed to achieve a minimum rating of 6 stars as part of the building permit stage.

e The proposed open space is orientated towards the north, south and west.

o The rectangular site is orientated north with a slope of approx. 2.0m from providing opportunities for solar
access to the proposed dwellings.

e Proposed north, east and west facing windows will have adequate solar access.

o There is appropriate solar access to abutting properties.

e The main living space to the proposed dwelling face north and west with large glazed windows opening up to
the private open space and subsequent landscaping.

Standard B11: Open space objective
To integrate the layout of development with any public and communal open space provided in or adjacent to the
development.
e Fach dwelling has direct access to secluded private open space.
e Private open space provided for each dwelling and is accessible and internally visible, providing occupants
with natural daylight and views.
e Communal open space is provided at the front and throughout the site providing areas for landscaping.

Standard B12: Safety objective
To ensure the layout of development provides for the safety and security of residents and property.
e The entrances are not obscured or isolated. Each dwelling has been provided with direct views to the street.
o The entries provide for shelter and a sense of personal address. The entrances incorporate features to enable
casual surveillance of visitors and the street.
e Plant selection for landscaping will ensure entrances and views to the street from the dwellings on site will
not be obscured and/or isolated.
e Access ways have been designed with views from the dwellings on site for security and surveillance.
e The private open space for each dwelling will be protected by the installation of side and rear fences so that it
is not used as a public thoroughfare.

Standard B13: Landscaping objectives

To encourage development that respects the landscape character of the neighbourhood.

To encourage development that maintains and enhances habitat for plants and animals in locations of habitat
importance.

To provide appropriate landscaping.

To encourage the retention of mature vegetation on the site.

The site is not situated in an area of habitat importance.

The site is not situated within a Vegetation Protection Overlay.

Refer landscape plan (to be provided as a condition of the permit).

There is one significant tree in the nature strip and is to be retained and protected.
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e There have been no trees removed from the site.

Standard B14: Access objectives
To ensure vehicle access to and from a development is safe, manageable and convenient.
To ensure the number and design of vehicle crossovers respects the neighbourhood character.

e Vehicle access to and from the development is safe, manageable and convenient. The access ways have been
designed to allow convenient, safe and efficient vehicle movements and connections within the development
and the street network.

The existing single crossover will be shifted and reinstated to service proposed dwelling 2.

Vehicle access has been designed to allow forward movement when exiting the site.

The proposed crossover are less than 33% of the total street frontage.

The site is not located on a Road Zone.

Access for service, emergency and delivery vehicles is safe and convenient to the dwellings on site.
The proposed and existing crossovers will have minimal effect to the amount of on-street parking.

Standard B15: Parking location objectives
To provide convenient parking for resident and visitor vehicles.
To avoid parking and traffic difficulties in the development and the neighbourhood.
To protect residents from vehicular noise within developments.
o New garage to proposed dwelling is close and convenient to the dwelling.
e The driveway has been designed to allow safe and efficient movements within the development.
e The driveway/access way is not enclosed and therefore does not reduce ventilation to the dwellings on site or
adjoining properties.

Standard B16: Parking provision objectives
To ensure that car and bicycle parking for residents and visitors is appropriate to the needs of resiaents.
To ensure that the design of parking and access areas is practical and attractive and that these areas can be easily
maintained.
e On street parking is also available to residents of the development and surrounding properties.
e Public transport is within safe walking distance from the site.

Standard B17: Side and rear setbacks objective
To ensure that the height and setback of a building from a boundary respects the existing or preferred neighbourhood
character and limits the impact on the amenity of existing dwellings.
e The proposed development complies with the side and rear setback as outlined in the standard: 7m, plus
0.3m for every metre of height over 3.6m up to 6.9m, plus 1m for every metre of height over 6.9m.
e There are habitable room windows directly adjacent to where the proposed dwellings are sited.
e (Qvershadowing to the secluded principal private open space of the dwellings to the adjoining POS will be
minimal and not substantially greater than the extent of shadows cast by the existing boundary fences and
outbuildings.

Standard B18: Walls on boundaries objective
To ensure that the location, length and height of a wall on a boundary respects the existing or preferred neighbourhood
character and limits the impact on the amenity of existing dwellings.

e There is awall for proposed dwelling 2 to be built on the east boundary for 6.46m and west for 9.24m.

e There are no structures built to the common boundaries from adjoining properties

Town Planning Report for One Proposed Dwelling and An Existing Dwelling on a lot at
No.11 Rangeview Street, Warragul
Date: 15" April 2019
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e There are examples of garages and carports built to boundaries in the immediate and surrounding area.
e The percentage of walls on the boundaries is within the allowable amount as specified in the standard.
[ ]

Standard B19: Daylight to existing windows objective

To allow adequate daylight into existing habitable room windows.
e The proposed dwellings are sited with sufficient distance from existing windows.
e Habitable room windows of adjoining dwellings will maintain direct access to daylight.
e The proposed dwelling will not impact on the amenity of the occupants of adjoining properties.

Standard B20: North-facing windows objective
To allow adequate solar access to existing north-facing habitable room windows.
e The proposed dwelling is sited with sufficient distance from existing north-facing windows.
e Sunlight to the north-facing habitable room windows of the proposed dwellings will have no disturbance to
the existing dwelling on the site.
e The proposed dwelling will not impact on the amenity of the occupants of adjoining properties.

Standard B21: Overshadowing open space objective
To ensure buildings do not significantly overshadow existing secluded private open space.
e The shadow diagram illustrates that the adjoining open space will receive a minimum of five hours of direct
sunlight on the 22 of September between 9am and 3pm.
e The proposed dwelling will not have a detrimental impact on the amenity of the occupants of adjoining
properties.
e The proposed dwelling will have minimal impact on the private open space of the proposed dwelling on site
(refer shadow diagrams).

Standard B22: Overlooking objective

To limit views into existing secluded private open space and habitable room windows.
e All windows are at ground floor level do not allow overlooking of adjacent properties.
o Views from living areas are orientated towards the private open space when possible.

Standard B23: Internal views objective
To limit views into the secluded private open space and habitable room windows of awellings and residential buildings
within a development.
e The proposed dwelling has been designed to limit the views into the secluded private open space and
habitable room windows of the existing dwelling on site. Overlooking within the site has been restricted.

Standard B24: Noise impacts objective
To contain noise sources in developments that may affect existing dwellings.
To protect residents from external noise.
e The proposed development has been designed to contain noise sources within the development and to
protect residents from external noise.
e The proposed dwelling will be constructed in selected brick and render. This will help accommodate any
noise concerns.

Town Planning Report for One Proposed Dwelling and An Existing Dwelling on a lot at
No.11 Rangeview Street, Warragul
Date: 15" April 2019
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e There are no mechanical plants proposed adjacent to or located near bedrooms of immediately adjacent
existing dwellings. Noise sensitive rooms and secluded private open space of the new dwelling has been
designed and sited to take into consideration noise sources on immediately adjacent properties.

e The site is not situated close to industry and/or a railway line.

e The site is not situated close to a busy road and commercial premises.

Standard B25: Accessibility objective
To encourage the consideration of the needs of people with limited mobility in the design of developments.
e The proposed dwelling has been designed to take into consideration people with limited mobility.
e The internal layout and configuration of the proposed dwelling can be altered to accommodate people with
limited mobility.
e Each dwelling has access to the entrance from the pedestrian links and access ways.

Standard B26: Dwelling entry objective
To provide each dwelling or residential building with its own sense of identity.
e Each dwelling will have its own sense of identity and address.
e The proposed dwelling will have direct interface with Pearse Street via the streetscape.

Standard B27: Daylight to new windows objective
To allow adequate daylight into new habitable room windows.
e The proposed dwelling has been designed to provide adequate daylight into new habitable room windows.

Standard 28: Private open space objective
To provide adequate private open space for the reasonable recreation and service needs of residents.
e The existing and proposed dwelling will have a minimum 40.0sgm.
e Open space on site for each dwelling is distributed to the rear and throughout the site. The development will
provide sufficient private open space for the reasonable recreation, service and storage needs of residents.
e The private open spaces for both dwellings are located off living areas.
e Local public parkland is within walking distance.
e The lot runs East to West providing good solar access to the open spaces.

Standard B29: Solar access to open space objective
To allow solar access into the secluded private open space of new adwellings and residential buildings.
e The lot runs East to West providing good solar access to the open spaces.
e Open space for the proposed dwelling is orientated to the south and west for adequate solar access.

Standard B30: Storage objective
To provide adequate Storage facilities for each dwelling.
e FEach dwelling will be provided with convenient access to 6 cubic metres of externally accessible, secure
storage space.
e The storage facilities will not be visible from the street.

Town Planning Report for One Proposed Dwelling and An Existing Dwelling on a lot at
No.11 Rangeview Street, Warragul
Date: 15" April 2019
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Standard B31: Design detail objective
To encourage design detail that respects the existing or preferred neighbourhood character.
e The design detail of the proposed dwelling respects the neighbourhood character of the area.
e The height and width, massing and detailing, different building materials is designed to both enhance and
integrate with the streetscape.
e The proposed dwelling has been designed in order to respect neighbourhood characteristics.
e Dwelling materials and finishes were carefully selected to compliment to the character of neighbouring
dwellings.
e Window and door are within proportion to the scale of the proposed dwellings.
o Pitched roof reduces visual bulk and integrates the dwellings into the surrounding area.

Standard B32: Front fences objective
To encourage front fence design that respects the existing or preferred neighbourhood character.
e There is an existing low post and horizontal rail fence.
e Proposed front fence for dwelling 2 will be placed next to proposed path to get to front entry door

Standard B33: Common property objectives
To ensure that communal open space, car parking, access areas and Site facilities are practical, attractive and easily
maintained.

e The proposed development avoids future management difficulties in areas of common ownership, as the
subject site can be functionally subdivided into separate allotments with the exception of the vehicle access
ways and pedestrian pathways which will be in common property.

e \Vehicle access way to all dwellings will be functional and capable of efficient management.

e (ar parking, access areas and site facilities are practical, attractive and easily maintained.

Standard B34: Site services objectives

To ensure that site services can be installed and easily maintained.

To ensure that site facilities are accessible, adequate and attractive.

Bins will be kept at the rear of each dwelling and located to the front of the properties on collection days only.
A new mailbox to face the street will be provided for all dwellings.

Site services can be installed and easily maintained.

Site facilities have been designed to be accessible, adequate and attractive.

Bins can easily be accommodated in the open space area of each dwelling.

CONCLUSION

The proposed development of one new dwelling on a rectangle site meets the objectives and standards of Clause 55
of the Baw Baw Shire City Council Planning Scheme. The proposed development is an appropriate form of infill for the
site based on existing development in the immediate and surrounding area and the size and orientation of the
allotment.

Town Planning Report for One Proposed Dwelling and An Existing Dwelling on a lot at
No.11 Rangeview Street, Warragul
Date: 15" April 2019

15



Date of Report:
Report Prepared By:

Author Qualifications:

Report ID:

18 January 2022

Glenn Waters

Glenn Waters | Arboriculture
Bachelor Applied Science
Diploma of Horticulture
Advanced Certificate of
Arboriculture

Certificate of Tree Surgery
AQF - Level 9

Registered QTRA Assessor

21_231 / Version 2

ARBORICULTURAL IMPACT ASSESSMENT

& REPORT

11 Rangeview Street, Warragul

GLENN WATERS | ARBORICULTURE

PO Box 88 | Torquay | Victoria | 3228

M | 0439 273 771

E | gw-arb@bigpond.com



mailto:glenn@gw-arboriculture.com

11 Rangeview Street, Warragul 18 January 2022

Arboricultural Impact Assessment & Report

11 Rangeview Street, Warragul

Introduction

Glenn Waters has been engaged to undertake an inspection and report for the subject site,
neighbouring property and street trees at 11 Rangeview Street, Warragul.

This report is considered to be a ‘Preliminary Tree Assessment’ and a ‘Impact Assessment’ under
the Australian Standard AS 4970-2009 Protection of trees on development sites and the purpose
of this assessment is to provide quantitative and qualitative information on the trees and is the
basis for deciding which trees are suitable for retention.

This report will provide comment on the individual site, neighbouring property and street trees in
question and provide advice regarding the species, condition and suitability for retention of the
existing site trees and also provide advice regarding the future management of the trees.

Reviewed Documents & Plan
. Architectural Home Design - Ground Floor Plan. #TP 03; 14/07/2021

Objectives

. To inspect the site and existing trees located within site at 11 Rangeview Street, Warragul
including any nearby neighbouring property or street trees that may be impacted by the
proposed development of the subject site.

. To collect data on the individual site and neighbouring property trees and provide a tree
number plan that correspond to the report tree data.

. To provide an arboricultural report that provides advice and solutions for the future
management of the site, neighbouring property and street trees (as required).

Method

. Trees or shrubs under 3.0 metres in height were not assessed as they do not meet the
criteria for a ‘tree’ under the Australian Standard AS 4970-2009 Protection of trees on
development sites.

Glenn Waters | Arboricutture
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o No aerial climbing assessment was done. No samples of tree or site soil were taken and no
diagnostic testing was undertaken as part of this assessment.

. The diameter at breast height (DBH) of trees was measured using a diameter tape at 1.4m
above ground level in accordance with AS-4970.

. Heights and spreads of canopies were measured using a laser height meter.

. Where access directly to the trees was not possible DBH, heights and spreads have been
estimated.

Observations

The site is a residential property located at 11 Rangeview Street, Warragul and the site inspection
and assessment captured data on four (4) individual trees including one (1) neighbouring property
tree and two (2) street trees.

The only subject site tree has been rated as having ‘No’ arboricultural/retention value and is not
considered worthy of retention in any development of the subject site.

Discussion

General Tree Retention Discussion:

The Australian Standard AS 4970-2009 Protection of trees on development sites has been used
to calculate the TPZ for the neighbouring property and street trees.

The TPZ is calculated based on trunk (stem) diameter (DBH), measured at approximately 1.4
metres up from ground level. The radius of the TPZ is calculated by multiplying the trees DBH by
12. The method provides a TPZ that addresses both the stability and growing requirements of a
tree. TPZ distances are measured as a radius from the centre of the trunk at (or near) ground
level.

With a site such as this, it is important to understand that tree root growth is opportunistic and
occurs where the essentials to life (primarily air and water) are present. Heterogeneous sail
conditions, existing barriers, hard paved surfaces, roads and buildings may have inhibited the
development of a symmetrically radiating root system and this may impact on the size and shape
of a TPZ and therefore ‘normal’ tree protection zone calculations may need to be modified to allow
for such anomalies.

Encroachment into the TPZ is permissible under certain circumstances though is dependent on
both site conditions and tree characteristics. Minor encroachment, up to 10% of the TPZ, is
generally permissible provided encroachment is compensated for by recruitment of an equal area
contiguous with the TPZ.

Glenn Waters | Arboriculture
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Appendix 1 lists the standard tree protection works that should be considered as part of the
management of trees to be retained during development and these works should be seen as a
minimum standard to apply.

Discussion regarding the Neighbouring Property & Street Trees:

No Common Name dbh Age Value TPZs SRZs
(cm)
1| Crimson Bottlebrush 5 Young Low 2.0m 1.5m
2 | Queensland Brush Box 75 Mature Low-Moderate 9.0m 3.2m
4 | Apricot multi- Maturin Low-Moderate 2.5m 1.9m
P stemmed uring ' '

Impact Assessment Discussion:

Tree #1, the Crimson bottlebrush has is TPZs outside the subject site and there will be no impacts.
This tree will require tree protection fencing during demolition and construction

Tree #2, the Queensland Brush Box will have a section of its TPZ within the subject site. There is
a combine encroachment of approximately 15% with the building and the carspace. This could
be reduced to approximately 8.0% by using permeable paving laid without excavation for the
carapace.

The main issue here is with the crossover. The crossover itself equates to an encroachment of
17.5% and this is considered to be a ‘major’ encroachment under the Standard. The only way
that this may be able to be sustained is with a root investigation on the crossover alignment,
however if major roots are encountered, a redesign option will be required.

There will also be some impact from the proposed dwelling sited within the TPZs. The excavation
for this dwelling will require Project Arborist supervision to ensure that the root zone is not
damaged. This tree will require tree protection fencing during demolition and construction

Tree #3, the poor Common lemon is proposed to be removed.

Tree #4, the neighbouring property Apricot will have open space proposed within its TPZ and there
will be no impact. This tree will require tree protection fencing during demolition and construction.

Glenn Waters
GLENN WATERS | ARBORICULTURE
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No |Dbh [btd [H xS |Species Common Name Age Health [Structure |Arb Value TPZ |[SRZ (Origin Comments
1[5 10 |2x2 |Callistemon citrinus Crimson Bottlebrush [Young Fair-Poor |Poor Low 2.0m |1.5m |Vic. Native street tree
2|75 |90 |14 x 11 |Lophostemon confertus |Queensland Brush BoyMature |Fair-Poor |Poor Low-Moderate |9.0m [3.2m |Aust. Native street tree
3lm |25 [(4x4 Citrus limon Common Lemon Maturing |Fair-Poor [Very Poor |None Exotic Evergreen
4Im |28 |[4x6 |Prunus armeniaca Apricot Maturing |Poor Poor Low-Moderate [2.5m [1.9m |Exotic Deciduous |neighbouring property tree
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Appendix 1: Tree Protection During Development

The following are guidelines that must be implemented to minimise the impact of the proposed

construction works on the retained trees.

Glenn \

The Tree Protection Zone (TPZ) is fenced and clearly marked at all times. This fence should
deter the placement of building materials, entry of heavy equipment and vehicles and also the
entry of workers and/or the public into the TPZ. Australian Standard AS 4687 - 2007
Temporary fencing and hoardings, specifies appropriate fencing requirements.  Existing
perimeter fencing can be incorporated into the protective fencing. Shade cloth should be
attached to reduce the movement of dust and other particulates into the TPZ.  Signs
identifying the TPZ are to be placed on the fencing.

If the area within the TPZ is to be accessed during the construction phase then the area will
need ground protection.  Measures may include a permeable membrane, such as a
geotextile, to cover the TPZ area beneath a 100 mm layer of crushed rock below rumble
boards.

Contractors and site workers should receive written and verbal instruction as to the
importance of tree protection and preservation within the site. Successful tree preservation
occurs when there is a commitment from all relevant parties involved in designing,
constructing and managing a development project.

The Project Arborist is on-site to supervise excavation works around the existing trees where
the TPZ will be encroached.

There is no immediate requirement for mulching within the TPZ.  There is benefit to
maintaining existing site conditions within the TPZ and is more analogous to proposed
completion conditions. Monitoring of the trees in-line with prevailing weather conditions will
indicate if mulching will be required. The same approach is to used in providing supplemental
irrigation.

No persons, vehicles or machinery to enter the TPZ without the consent of the consulting
arborist or site manager.

Any underground service installations within the allocated TPZ should be bored and utility
authorities should common trench where possible.

No fuel, oil dumps or chemicals shall be allowed in or stored on the TPZ and the servicing
and refuelling of equipment and vehicles should be carried out away from the root zones. No
storage of material, equipment or temporary building should take place over the root zone of
the tree. Nothing whatsoever should be attached to the tree including temporary services
wires, nails, screws or any other fixing device.

Any pruning that is required must be carried out by trained and competent arborist who has a
thorough knowledge of tree physiology and pruning methods and carry out pruning to the
Australian Standard — AS 4373 — 2007 Pruning of Amenity Trees.

All excavation within the Tree Protection Zone must be carried out by hand digging or with
the use of ‘NDD-Excavation’ techniques and only when supervised by the Project Arborist.
Where the Project Arborist identifies roots to be pruned within the TPZ, they should be
pruned with a final cut to undamaged wood. Pruning cuts should be made with sharp tools
such as secateurs, pruners, handsaws or chainsaws. It is not acceptable for roots within the
TPZ to be 'pruned' with machinery such as backhoes or excavators.

Naters | Arboriculture
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Tree Descriptors - Version 11 (June 2021)

The typical assessment of a tree evaluates the factors of health and structure. The descriptors of
health and structure attributed to a tree evaluate the individual specimen as compared to what
could be considered typical for that species growing in its location. The two factors are completely
separate and it is possible to have a tree in good health with very poor structure or, conversely, a
tree in very poor health with good structure. These two factors are used as a guide to the overall
tree condition at the time of inspection.

Tree No:

A unique identifier, normally a number and often associated with a plan or map reference and used
to identify an individual tree or tree group.

Species:

Provides botanical name, (genus, species, variety and cultivar) according to accepted international
codes of taxonomic classification (where possible).

Common Name:

Provide the most well-known non-scientific name by which the tree is generally known.

DBH (trunk diameter, measured at 1.4m from ground):

Indicates the trunk diameter (expressed in centimetres) of an individual tree measured at 1.4m
above the existing ground level. Multi-stemmed trees may be measured below the 1.4m or at the
tree base. DBH measurements are usually undertaken with foresters diameter tape or builders
tape.

It us used to calculate the Tree Protection Zone (TPZ) as outlined in the Australian Standard AS
4970-2009 Protection of trees on development sites.

DBH in the tree data followed by an * are where the dbh has been estimated due to not having
access to the tree (usually neighbouring properties).

Basal Trunk Diameter:

This is the trunk diameter measured as the base of the trunk immediately above the root buttress
or trunk flare. It us used to calculate the Structural Root Zone (SRZ) as outlined in the Australian
Standard AS 4970-2009 Protection of trees on development sites.

H x W (Height x Width or Canopy Spread):

Indicates the height and width of the individual tree; dimensions are expressed in metres. Height is
measured with a clinometer/height-meter where possible. Tree heights may be estimated in line
with previous clinometer readings in conjunction with author’s experience. Crown widths are gen-
erally paced (estimated) at the widest axis or averaged.
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Tree Type:

Describes the general geographic origin of the species and its type (e.g. deciduous or evergreen).
Category Description
Indigenous Occurs naturally in the area or region of the subject site

Victorian native

Occurs naturally within some part of the State of Victoria (not exclusively) but is not
indigenous

Australian native

Occurs naturally within Australia but is not a Victorian native or indigenous

Exotic deciduous

Occurs outside of Australia and typically sheds its leaves during winter

Exotic evergreen

Occurs outside of Australia and typically holds its leaves all year round

Exotic conifer

Occurs outside of Australia and is classified as a gymnosperm

Native conifer

Occurs naturally within Australia and is classified as a gymnosperm

Palm

Woody monocotyledon

Age:

Relates to the physiological stage of the tree’s life cycle.

Category Description

Young Sapling tree and/or recently planted

Semi-mature Tree rapidly increasing in size and yet to achieve expected size in situation

Maturing Specimen approaching expected size in situation, with reduced incremental growth
Mature Specimen at its expected size in its situation

Over-mature

Tree is over-mature and in decline

Dead

Tree is dead

Health:

Assesses a range of attributes to describe the overall health of the tree.

Decline symptoms/ Foliage density,

Category Growth Indicators colour, size, intact- Pests and/or disease
Deadwood
ness

Good Above typical None or minimal Better than typical None or minimal

, ) ) . Typical, within damage
Fair Typical Typical or expected Typical thresholds
Fair to . . . L Exceeds damage
Poor Below typical More than typical Exhibiting deficiencies thresholds

- Considerable amount/  Exhibiting severe defi- 0 .
Poor Minimal size ciencies Contributing to decline
Very Poor Below minimal Significant Iamount and Significantly below typi- Extreme
size cal

Dead N/A N/A N/A N/A




Structure:

GLENN WATERS | ARBORICULTURE

Assesses principal components of tree structure.

. Root plate & Primary branch Outer crown and Lean from verti-
Descriptor Trunk
lower stem support roots cal
No damage, dis-
ease . Well formed, at-  No damage, disease,
. No damage, disease
Good or decay; obvious or decay: well tapered tached, spaced decay or structural Low or none
basal flare / stable y; P and tapered defect
in ground
. Typically formed, Minor damage, dis-
) . Minor damage or ease or decay; minor )
Fair Minor damage or attached, spaced ) Minor / natural
decay branch end-weight or
decay and tapered )
over-extension
Weak, decayed or  Moderate damage,
Moderate damage Moderate damage or  with acute branch disease or decay;
Poor or decay; minimal  decay; approaching attachments; previ- moderate branch end- Moderate
basal flare recognised thresholds ous branch failure  weight or over-exten-
evidence sion
) ) Decayed, cavities Major damage, dis-
. Major damage, dis- or has acute )
Major damage, ' ease or decay; fungal
. ~ ease or decay; ex- branch attach- L . )
disease or decay; ; - fruiting bodies present;
Very Poor " ceeds recognised ments with includ- ; Acute
fungal fruiting : major branch end-
; thresholds; fungal ed bark; excessive .
bodies present " ) ) weight or over-exten-
fruiting bodies present  compression flar- )
: ; : sion
ing; failure likely
Excessive dam- Decayed, cavities Excessive damage, )
. ) ) Excessive - root
age, disease or Excessive damage,  or branch attach- disease or decay; late failure or
Hazardous decay; unstable / disease or decay; ments with active excessive branch end- P

loose in ground;
failure probable

cavities

split; failure immi-
nent

weight or over-exten-
sion

stem failure prob-
able

The lowest or worst descriptor assigned to the tree in any column is generally the overall rating
assigned to the tree. The assessment for structure is limited to observations of external and above
ground tree parts. It does not include any exploratory assessment of underground or internal tree
parts unless this is requested as part of the investigation.

Trees are assessed and the given a rating for a point in time. Generally, trees with a poor or very
poor structure are beyond the benefit of practical arboricultural treatments. The management of
trees in the urban environment requires appropriate arboricultural input and consideration of risk.
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Arboricultural / Retention Value Rating:

Relates to the combination of previous tree rating factors, including health, structure and form (ar-
boricultural merit), and also conveys an amenity value. This rating relates to the trees biological,
functional and aesthetic characteristics within an urban landscape context.

Category Description
Tree of better than high quality and will be an outstanding example of the species due to
Significant factors such as age, size, outstanding example, rare in cultivation, etc.
Retention of these trees should be a priority for the site.
Tree of high quality in good to fair condition. Generally a prominent arboricultural feature.
Tree is capable of tolerating changes in its environment.
High These trees have the potential to be a medium to long-term component of the landscape if
managed appropriately. Retention of these trees is highly desirable.
Tree of moderate quality, in fair or better condition. Generally contributes to the landscape.
Tree may have a condition, and or structural problem that will respond to arboricultural
Moderate treatment. Tree is capable of tolerating changes in its environment.

These trees have the potential to be a medium to long-term component of the landscape if
managed appropriately. Retention of these trees is generally desirable.

Low-Moderate

Trees with indicators that sit between Low and Moderate

Low

Tree of low quality and/or little amenity value. Tree in poor health and/or with poor structure.
Tree unlikely to respond positively to changes in its environment and does not warrant de-
sign modification to preserve it. Tree may be beyond the benefit of practical arboricultural
treatments.

Tree is not significant for its size and/or young. These trees are easily replaceable.
Tree (species) is functionally inappropriate to specific location and would be expected to be
problematic if retained.

Retention of such trees may be considered if not requiring a disproportionate expenditure of
resources for a tree in its condition and location.

None

Tree has a severe structural defect and/or health problem that cannot be sustained with
practical arboricultural techniques and the loss of tree would be expected in the short term.
Tree whose retention would be impractical after the removal of adjacent trees (includes
trees that have developed in close spaced groups and would not be expected to acclima-
tise to severe alterations to surrounding environment — removal of adjacent shelter trees)
Tree has a detrimental effect on the environment, for example, the tree is a woody weed.
These trees should be removed on the basis of sound arboricultural management.
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Useful Life Expectancy

Assessment of useful life expectancy provides an indication of health and tree appropriateness and
involves an estimate of how long a tree is likely to remain in the landscape based on species, stage
of life (cycle), health, amenity, environmental services contribution, conflicts with adjacent in-
frastructure and risk to the community.

The assessment is based on the site conditions not being significantly altered and that any pre-
scribed maintenance works are carried out (site conditions are presumed to remain relatively con-
stant and the tree would be maintained under scheduled maintenance programs).

ULE Rating Description

Tree may be dead or mostly dead. Tree may exhibit major structural faults. Tree may be an
< 1year imminent failure hazard. Excessive infrastructure damage with high risk potential that cannot
be remedied.

Tree is exhibiting severe chronic decline. Crown is likely to be less than 50% typical density.
Crown may be mostly epicormic growth. Dieback of large limbs is common (large dead-
wood may have been pruned out). Over-mature and senescing. Infrastructure conflicts with
heightened risk potential. Tree has outgrown site constraints.

Tree is exhibiting chronic decline. Crown density will be less than typical and epicormic

growth is likely to present. The crown may still be mostly entire, but some dieback is likely
6 - 10 years to be evident. Dieback may include large limbs.

Over-mature and senescing or early decline symptoms in short-lived species.

Early infrastructure conflicts with potential to increase regardless of management inputs.

1-5years

Trees displaying normal growth characteristics. Tree may be growing in restricted environ-

10-25 years ment (e.g. streetscapes) or may be in late maturity.

Tree may be growing in restricted environment (e.g. streetscapes) or may be in late maturity.

Generally juvenile and semi-mature trees exhibiting normal growth characteristics in parks
254 years  OF open space. Could also be maturing, long-lived trees. Tree well suited to the site with
negligible potential for infrastructure conflicts.
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Tree Risk Assessment

A primary goal of tree risk assessment is to provide information about the level of risk posed by a
tree over a specific time period. This is accomplished in qualitative tree risk assessment by first
determining the categories for likelihood and consequences of tree failure. These factors are de-
termined by:

1. Evaluating the structural conditions that may lead to failure; the potential loads on the tree;
and the trees’ adaptations to weaknesses—to determine the likelihood of failure.

2. Evaluating the likelihood that a tree or branch could strike people or property or disrupt ac-
tivities.

3. Assessing the injury, damage or disruption—to estimate the consequences of failure.

A matrix-based, qualitative approach to tree risk assessment is used define the level of risk. The
factors collected during the tree assessment, particularly with regard to the trees structure are
used in this determination.

The risk category is then compared to the level of risk that is acceptable to the client, controlling
authority, or societal standards. If the risk category defined for the tree risk exceeds the level of

acceptable risk, mitigation is recommended.

Risk Assessment Matrix

Likelihood of Likelihood of Failure (Target/Consequence)
Failure
Unlikely Somewhat Likely Likely Very Likely
Imminent (Very Low Moderate High Extreme
Poor Structure)
Probable (Poor  Low Moderate High High
Structure)
Possible (Fair- Low Low Moderate Moderate
Poor Structure)
Improbable (Fair Low Low Low Low
Structure)
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GLENN WATERS | ARBORICULTURE
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Arboricultural Consultancy: Precedent disclaimer and copyright

Copyright notice: © Glenn Waters | Arboriculture 2021. All rights reserved, except as expressly provided
otherwise in this publication.

Disclaimer: Although Glenn Waters | Arboriculture uses all due care and skill in providing you the information
made available in this report, to the extent permitted by law Glenn Waters | Arboriculture otherwise excludes
all warranties of any kind, either expressed or implied.

To the extent permitted by law, you agree the Glenn Waters | Arboriculture is not liable to you or any other
person or entity for any loss or damage caused or alleged to have been caused (including loss or damage
resulting from negligence), either directly or indirectly, by your use of the information (including by way of
example, arboricultural advice) made available to you in this report. Without limiting this disclaimer, in no event
will Glenn Waters | Arboriculture be liable to you for any lost revenue or profits, or for special, indirect,
consequential or incidental damage (however caused and regardless of the theory of liability) arising out of or
related to your use of that information, even if Glenn Waters | Arboriculture has been advised of the possibility
of such loss or damage.

This disclaimer is governed by the law in force in the State of Victoria, Australia.

Report Assumptions:

e Any legal description provided to Glenn Waters | Arboriculture is assumed to be correct. Any titles and
ownerships to any property are assumed to be correct. No responsibility is assumed for matters outside
the consultant’s control.

e Glenn Waters | Arboriculture assumes that any property or project is not in violation of any applicable
codes, ordinances, statutes or other local, state or federal government regulations.

e Glenn Waters | Arboriculture shall take care to obtain all information from reliable sources. All data shall
be verified insofar as possible; however Glenn Waters | Arboriculture can neither guarantee nor be
responsible for the accuracy of the information provided by others not directly under Glenn Waters |
Arboriculture’s control.

¢ No Glenn Waters | Arboriculture employee shall be required to give testimony or to attend court by reason
of the report unless subsequent contractual arrangements are made, including payment of an additional
fee for such services.

e Loss of the report or alteration of any part of the report not undertaken by Glenn Waters | Arboriculture
invalidates the entire report.

e Possession of the report or a copy thereof does not imply right of publication or use for any purpose by
anyone but the client or their directed representatives, without the prior consent of the Glenn Waters |
Arboriculture.

e The report and any values expressed therein represent the opinion of Glenn Waters | Arboriculture and
Glenn Waters | Arboriculture’s fee is in no way conditional upon the reporting of a specified value, a
stipulated result, the occurrence of a subsequent event, nor upon any finding to be reported.

e Sketches, diagrams, graphs and photographs used in the report, being intended as visual aids, are not
necessarily to scale and should not be construed as engineering or architectural drawings, reports or
surveys.

e Unless expressed otherwise: i) Information contained in the report will cover those items that were
outlined in the project brief or that were examined during the assessment and reflect the condition of
those items at the time of inspection; and i) The inspection is limited to visual examination of accessible
components without dissection, excavation or probing unless otherwise stipulated.

e There is no warranty or guarantee, expressed or implied by Glenn Waters | Arboriculture, that the
problems or deficiencies of the plants or site in question may not arise in the future.

e Allinstructions (verbal or written) that define the scope of the report have been included in the report and
all documents and other materials that Glenn Waters | Arboriculture has been instructed to consider or to
take into account in preparing the report have been included or listed within the report.

To the writer's knowledge all facts, matter and all assumptions upon which the report proceeds have been
stated within the body of the report and all opinion contained within the report will be fully researched and
referenced and any such opinion not duly researched is based upon the writers experience and observations.



