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Council Vision

Inspired by the Borough’s Latin motto, ‘Statio Tutissima Nautis’, that translates as “the safest
anchorage for seafarers”, our vision for the future is that:

The Borough remains a safe haven defined by its unique heritage, rich culture and significant
natural environment. It is a special and restorative place for an involved and caring community
and our visitors.

Council acknowledges the Traditional Owners of these lands, waters and skies, the Wadawurrung
People. We acknowledge and respect their continuing connections to their Lands, Waters, Skies,
Culture and the contribution they make to the life and spirit of our community. We pay respect
to their past and present Elders and their emerging leaders, and extend this respect to all
Aboriginal and Torres Strait Islander peoples.




\ Borough
/) of Queenscliffe

Agenda for the Planning Review Meeting: 17 August 2022 Page 3 of 101

PLANNING REVIEW MEETING — A GUIDE TO UNDERSTANDING MEETING
PROTOCOL

There is a need to cover some simple protocols as each meeting will often involve people
attending for the first time.

1. Planning Review meetings are held to provide additional information to Councillors in
preparation for the following formal council meeting. The meetings are informal and
proponents and submitters to any planning matter are encouraged to address council.

2. This is not a debating forum — we are trying to obtain the best possible understanding of
the matter.

3. We ask that parties addressing Council speak to the chair and not involve the gallery.

4. Submitters are asked to elaborate on their written submissions — not just read out their
letter/email — all councillors have a copy of written material.

5. The meeting process will typically adopt the following sequence:

- Introduction and welcome by the Chairperson.

- Overview presentation by Council's Planning Officer.

- The Applicant is given 5-10 minutes to outline their proposal — longer time may be
given at the discretion of the chair depending on the complexity of the matter.

- We ask submitters to limit their comments to 5 minutes bearing in mind we are seeking
elaboration on the comments already received in their submission.

- Following the last submitter the Applicant will be given an opportunity to clarify any
matter of fact — but not to comment on matters of opinion.

- Throughout this process Councillors will be able to ask questions of the Applicant,
submitters or a Council Officer.
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1. OPENING OF MEETING

Council acknowledges the Traditional Owners of these lands, waters and skies, the
Wadawurrung People. We acknowledge and respect their continuing connections to their
Lands, Waters, Skies, Culture and the contribution they make to the life and spirit of our
community. We pay respect to their past and present Elders and their emerging leaders, and
extend this respect to all Aboriginal and Torres Strait Islander peoples.

The meeting opened at:

2. APOLOGIES

3. PECUNIARY INTEREST & CONFLICT OF INTEREST DISCLOSURES

Councillors:

Officers:
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4. PLANNING & DEVELOPMENT

4.1 Application summary: 23 Williams Road, Point Lonsdale

Planning Permit application number: 2022/040

SUMMARY

Proposal

Construction of a second dwelling, alterations to an existing dwelling, subdivision
of the land into two (2) lots and removal of native vegetation.

Refer Appendix 1

Zone/Overlays

General Residential Zone — Schedule 1 (GRZ1)
Vegetation Protection Overlay — Schedule 1 (VPO1)
Design and Development Overlay — Schedule 4 (DD0O4)

Public Notification

e  Advertised by registered post to adjoining property owners and occupiers
e  Two signs placed on site for 14 days
e  Application made available for viewing on Council’s website

Submissions

Number submissions received: 13

Copy of submissions provided to Councillors:
Refer Confidential Appendix 2

Applicants response to submissions:

Refer Appendix 3

Key issues raised by
submitter

Lot size and shape

Poor planning outcome

Inadequate landscaping/garden area
Removal of vegetation

Amenity impacts

Siting/setbacks

Dominant garage, driveway/s
Scale/height/design

Overshadowing

Precedent

Neighbourhood character/streetscape
Parking/road safety

Site coverage

Impact on property values
Sustainability
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4.1.1. Applicant to present to Council

4.1.2. Submitters to present to Council

4.1.3. Applicant to readdress Council
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5. APPENDIX 1- APPLICATION DOCUMENTS: 23 Williams Road, Point Lonsdale
>

Office Use Only
Application No.: Diate Lodged:

Application for a Planning Permit

If you n=ed help b complzte this fom, read MORE INFORMATION at the and of this form.

Erguiries: i Any materal submitied with this application, Including plans and personal iInfonmation, wil be made
Ph: (D3} 5258 1377 avalianie for putlic viswing, Including slectronically, 3nd coples May b= Mane for Interesled pames far
Web: Me pUIpose Of en30ing cOnSidSration and revisw 35 DaErt of 3 pINning procsss Unaer the Fianning

and Enviroament Act 1087, If you have any guestions, please contact Councll's planning deparmeant.
A auastions marked with an astariek [*) muet be completed.
A it tne =pace provided on the form |5 Insutficlant, sttach a esparats shest

Clear Form B ciick for further Informatian.

The Land H

Address of the land. Comglete the Strest Address and one of the Formal Land Descriptions.
Strest Address * [umeme ™ |fstma-23 | [ =t mame-wyilliams Road |
| suburcocamy Point Lonsdale | | Posteade: 3225 |

wiww gueenscliffe vic.gov.au

Formal Land Description *

Complete gither & or 8. A Clodged Plan (3T Plan () Plan of Subdiviion | Mo Q20007

Ak This Information can b= OR
found on the certiflcate

o litie. =4 I Crown Allotmant Me.: | | Zaction Na.: |
f this application relsi=s by mone fhen

cne eddress, afiach e sepamebe sheet I Parish T‘.’P.H'IEI‘IF: Mame: |
sstfing cuf mny sddBonal pmperty -

detmlis.

The Proposal

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

n For what use, development

or other matter do you - i R
require a permit? .yu Construction of a New dwelling, Two lot subdivision and removal of
native vegetation
H Frouice sadiional information about the proposal. Induding: plens and skevations; any Informaticn nsgeined by the
panning scheme, nequesisd oy Councl or cutinzd In 2 Councl planning permmit checkist, and I reguined, & descrpion
of the Niely efect of the proposal
Estimated cost of any - - s
development for which the | cest3550 000 |ﬁY°"' "‘%"Hbsum'q"md = 'E'i':)' this estimate.

permit is required *

Application far a Pianning Pemit | Regilenal Coundl gz
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No.23 Williams Road, Point Lonsdale, 3225

Planning Permit

New Residence & Two Lot
Subdivision

April 2022
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Planning Amendment Application Report
For the Proposaed New Residence & Two Lot Subdivision 23 Williams Road, Point Lonsdale

01 Introduction
This report supports the Planning Permit application and contains the following:
e Detalls the proposed new residence & subdivision development.
® Describes the planning development context of the wider arez.
* Qutlines the relevant planning controk and policies and the relevant decision guidelines of
the Borough of Queenscliff Planning Scheme.
®  Outlines the merits of the proposal having regard to the relevant decision guldelnes.

This report s to accompany the Clause 55 assessment and Clause 56 assessmeant and support the
planning permit application

02 Context and Design Response
The following sections of this report describe the site that is the subject of this application and Its
relationship to adjoining areas, and to the pattern of planned development within the surrounding

area.

02.1 The Subject Site

The subject site Is located within an established area of Peint Lonsdale and Is situated on the
southern side of Willlams Road and forms the south wast corner of Intersection of Killearn avenue
and Williams Road. The site Is generally rectangular In shape, with a street frontage to the north and
the longer boundarles to the east and west. The south boundary s 20.5m h length and the west
42.80m. Thers [s 2 subtracted angle at the corner of Williams and Killearn resulting In 2 total site
area of 830ma2.

Subject Site (Google Maps)

The slope of the site is highest to the south boundary and falls constantly to the north boundary
with approximately 4.5m of fall.

2|Page
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Planning Amendment Application Report
For the Proposed New Residence & Two Lot Subdivision 23 Williams Road, Point Lonsdale

The site comprises of three distinct areas, @ green 20ne In the northem most part, an existing deubles
storey house with 2 bw pliched roof to the middle of the site and a relatively clear flatier area to
the southemmost part of the site.

The existing dwelling Is 3 typlcal beach house of Its time, |ate 60-70s ‘CHI house’ with Stegbar type
glass wall to the living areas. The dwelling has three bedrooms to the scuth with north orlented
INing areas and covered deck that view the native garden and beyond to the roofscapes of Point
Lonsdale.

The Williams Road frontage has 2 well-established ‘green belt’ garden of mature native trees
contributing to 2 nature coastal environment of Willliams Road and Point Lonsdale.

The existing house Is serviced by a crossover and drive from Killearn Avenue to 2 ground floor
garage. The dwelling In good condition and has been extensively renovated.

The plotis covered by the urban character policy ‘Point Lonsdale Natural Coastal Area’.
The dwelling Is to be retained as part of the subject zpplication.

3|Page
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Planning Amendment Application Report
For the Proposed New Residence & Two Lot Subdivision 23 Williams Road, Peint Lonsdale

E B SV o
» \.

Sub)

Subject Site (Exlsting ‘Green belt’ — viswed from Willizms Road)
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Planning Amendment Application Report
For the Proposaed New Residence & Two Lot Subdivision 23 Williams Road, Peoint Lonsdale

S|Page
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Planning Amendment Application Report
For the Proposaed New Residence & Two Lot Subdivision 23 Williams Road, Point Lonsdale

02.2 The Surrounding Context

The surrounding area ks eclectic with 3 mix-bullt form which has evolved over a considerzble time
period. The arez was traditionally charactersed by largs allotments, fezwring both modest sized
and largersized dwellings which k& reflective of its balance between permanent residents and
holiday homes. Dwellings vary between single and double storey and roof profiles are mixed, with
hipped, gabled and flat roof profiles present in the surrounding arez. In tems of materials, brick,
render and lightwelght cladding Is featured throughout this portion of Point Lonsdale. It is noted the
surrounding house size is predominantly of 3-2 bedrooms dwellings.

To the northeast of the subject site Is Quesnscliff Cemetery and parkland.

The adjoining housing lot 2t 25 Williams Road to the west of the subject site was developed
resulting in 5 large modern family home.

i

25 Willlams Road

E|Pagze
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Planning Amendment Application Report
For the Proposed New Residence & Two Lot Subdivision 23 Williams Road, Point Lonsdale

Infill development Is becoming more prevalent within Point Lonsdale.

An example of the compact Inflll development is the sites Immediately to south and ezst of the
subject site.

A unigue cluster of small subdivide Infill site adjeins 23 Willlams Road.

These sites have been subdwided 1o zllow for further developmentand housing stock.

The houses 2t 06 Killearn and 23 Lockwood Street are as 2 result of 3 subdivision.

23 Lockwood Street

7|Page




 Borough
' of Queenscliffe

Agenda for the Planning Review Meeting: 17 August 2022 Page 16 of 101

Planning Amendment Application Report
For the Proposed New Residence & Two Lot Subdivision 23 Williams Road, Point Lonsdale

The house 2t 01 Killearn 1s the original dwelling with 21 Williams Road being developed with 2 small
two storey gable roofed house.

_‘“.,A.. - o

£ T A %
21 Williams Road & O1 Killearn Avenue

The landscaping within the area & characterised by nature strips with mature canopy trees, native
vegetated gardens and low level gardens.

The site Is well-located being In close to many neighbourhood amenities. Examples of this are as
follows.

e 300m to Point Lonsdale Village & 'Front Beach'

1000m to Bellarine Medical Group

e 1400m to Bellarine Hwy public transport route

® 300m to Fellows Road public transport route

& 300m to Point Lonsdale public transport route

® 700m to Springs Beach

2|Page
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Planning Amendment Application Repart
For the Proposed New Residence & Two Lot Subdivision 23 willlams Road, Point Lonsdale

03 Proposal

Itls proposed to retaln the existng house, construct a new dwelling and subdivide the site Into teo
lots. The property k EBOm?.

Of the proposed twa lots, one located at the comer of Willlams Road & Kllleam Avenue, and one
located to the rear of the existing site with frontage and access to Klllearn Avenue The dwellings are
to be freestanding providing gapping between the bulldings and address each with a street frontage.
Further detalls of the propos=al are as follows:

= Existing Dwelling
The sxisting three bedroom dwelling at 23 willlams Rozad s to be retained and 1s freestanding
dwellings. The bullding was orlginal constru cted In the late 1960 or early 1970z and has been
extensively renovated In the past five years. The house comprizes three bedrooms, two bathrooms,
kitchen, dining and two living areas. The dwelling has a north & east facing first floor deck for
outdoor Iving. The house general area [s 242m® plus dacks.

= proposed New Dwelling
The proposed new dwelling 15 a freestanding hou se. The house 1s designed as & small two bedroam
alternative to the typlically large houses belng bullt on the coast.

The development seeks to offer diversity with a small house on a small low maintenance site.
Comprizsing of three levels, a partal bazement level, & Iving level directly over the basement level
both accessible wia Killearn Avenue and a bedroom spilt lewvel on natural ground to the rear.

1. The basement level cut intoe the land to approximately 1500mm conslsts of a garage,
storage, Ift and stalr. The garage 15 accessed on grade from Elllearn Avenue via drive and
CrOSSOWET.

2. The IWing level conslsts of kitchen, dining, living space with east and north facing deck.
Comprising of & garage, storage at the bazement level and directly over k the Iiving level of kitchen,
dining and lving and a deck area facing the east and north.

4 mid level to the rear of the bullding has two bedrooms, an ensulte/bathroom with all levels
scoessible via = lift.

The dwelling general area s 142m° Including the garage plus decks.

The dwelling Is a simple rectangle with a strong gable roof utilising the surrounding bullt forms for
Inspiratian or the a hollstic street character deslgn approach.

= proposed Subdivision
The proposal would result In a larger front lot and & small rear to the south of the existing house.
The loglcal boundary Is Intended to be the existing retaining wall to the rear of the existing house.
Each lot Is provided with access via Individu al crossovers and drives from Klllearn Avenue.
The front lot would be 550m® and the rear site would resultin 2 220m®.

Itls acknowled ged the rear site Is small but this provides an opportunity to offer diversity In lot slze
thatIs notavallable In Polnt Lonzdale

=  pArborist Report
an Arborist services have been engaged to produce a report for the purposes tree management.
Itls proposed to remove several irees to the rear of the subject site and the nature reserve.
The Borough of Queenslolff Infrastructure manager, Pater McLean and Shane Polter were consulted
regarding the roads side reserve and were supportive of the strategy discussed.

3 |FPage
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Planning Amendment Application Report
For the Proposed New Residence & Two Lot Subdivision 23 willlams Road, Point Lonsdale

A report outlinih g the trees health, habit and surtability for reduction and removal k Induded as part
of thiz application.

= Landscape - Landscape Design Plan
The site landscape to the Willlams Road end of the property Is Intended to remaln as k& with no
change howewver the area subject to the proposed new dwelling Is to be landscaped with Indigenous
native plantngs as per the landscape deslgn plan provided by Mia Cooke design.

Wo|Fage
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Planning Amendment Application Report
For the Proposed New Residence & Two Lot Subdivision 23 Willlams Road, Point Lonsdale

04 Planning Controls

4n assessment according o the Planning Palicy Frarmewark, the Local Planning Policy Framewaork of
the Borough of Queenscliff Planning Scheme, Councll's Municipal Strategic Statement are carried
out below. & Clause 55 Assessment purzuant to the Borough of Queen scliff Planning Scheme

15 Included iIn this report.

04.1 Planning Policy Framework
Relevant policles within the Planning Policy Framework Include:
= (Clauze 11 — Settlement;
® (Clause 15 — Bullt Environment and Herltage
= (Clause 16 — Houslng
® (Clause 18 — Transport

The polices provide broad strateglic direction to land use, development, and subdivizion ssues.
Consolidation of urkan development Is encouraged as k the efficlent use of Infrastructure, co-
ordinated development and urkan design outcomes that contribute pasitdvely to local

nelghbourh ood character. The proposal Is considered to appropriately responds to the above policy.

04.2 Local Planning Policy Framework

Strategles and Pallcy guidelines have been developed o gulde development within Borough of
Oueenscliff and Include the following:

settlement and Housing Palicy
The housing policy has been developed and 1= found at clawse 21.06 of the Borough of Queenscliff

Flanning Scherme. The following objectives apply to Inflll housing proposaks:

15.01-35 Subdivision design

Ohjective

To ensure the design of subdivisions achieves gttractive, safe, occessible, diverse and sustoingble
neighbourh oods.

Strategies

In the development of new residentiol areas and in the redevelopment of existing areas, subdivision
showld be designed to create veoble and sustaingble communities by:
* Cregting compact neighbourhoods that howe walkohle distances between activities.
= Deweloping octivity centres in gppropriote lacotions with a mix of uses and services and
OCCESE
to public transport.
=  Cregting neighbourhoad centres that include services to meet day to day needs.
* Cregting urban places with @ strong sense of place that are functional, sofe ond gttractive.
®  providing o range of lot sizes to suit o variety of dwelling ond household types to meet the
needs and aspirgtions of different groups of peopie.
* Cregting landscaped streets ond o network of open space s to meet g variety of needs with
links
to regional parks where passible.
®  pProtecting and enhancing native hobitat
= Focilitating an urban structure where neighbourhoods ore dustered to support lorger activity
centres senved by high quality public transport.
=  Reduce car dependency by allowing for:
— Convenient and safe public transport.

11 |Fage




\ Borough
' of Queenscliffe

Agenda for the Planning Review Meeting: 17 August 2022 Page 20 of 101

Planning Amendment Application Report
For the Proposed New Residence & Two Lot Subdivision 23 Willlams Road, Point Lonsdale

— =gfe gnd gttractive spaces and networks for wall
— fubdivision layouts that allow easy movement wi
neighbourhoods.
- A convenient and safe rood network.
=  Feing occessible to people with disah 5.
= Cregting gn whbgn structure and providing utilities and services that enoble energy effidency,
resource conservation, integroted waoter management and minimization of waste and gir
poilution.

ng ond cycling.
n and betwesn

Clause 15.01-15 Urban design
ohjective
To create urban environments that are sgfe, healthy, functional and enjoyabie and that contribute
to g sense of place and cultural identity.
Strotegies
=  Feguire development to respond to its context in terms af character, cwltural identity,
naturgl
features, surrounding londscape and dimate.
=  Enswre development contributes to community and culturgl life by improwing the quality of

living
and working environments, fociliteting eccessibility and providing for indusivene ss.

®  Ensure the interfoce between the private and public realm protects and enhances personal
safety.

= Enswre development supports public reglm amenity and safe oocess to walking and cycling
environments and public transpart

= Enswre that the design and location of publicly accessible private spoces, induding cor
parking aregs, forecourts and walkways, & of o high stondard, creates g sgfe environment
Jfor users and enabies easy and efficient use.

=  Enswre that development provides landscaping thot supports the amenity, gitractive ness and
safety of the public realm.

= Enswre that development, including signs, minimizes detrimental impacts on amenity, on the
noturgl and built environment and on the =afety and efficiency of roads.

=  Promaote good urban design along and abutting tronsport corridors.

15.01-55 Meighbourhood character
ohjective
T recognise, suppart and protect neighbourhood charecter, cwltural identity, and sense of ploce.
Strategies
Zupport development that respects the existing neighbrourhood charocter or contributes to g
preferred neighbourhood character.
Ensure the preferred neighbourhood character is consistent with medium and higher density housing
outcomes in areas identified for incressed housing.
Ensure development responds to its context and reinforces @ sense of ploce and the valued features
ond characteristics of the locol environment and plaoce by respecting the:

= pottern of local urban structure ond subdivision.

= Underlying notural lendscaope choracter and significant wegetgtion.

= Neighbourhood character values and built form that refiect community identity.

Clause 22.03 Urban Character policy

This palicy applies to all plonning applications in the Queensdiffe Character Manggement Areas, as
shawn an Map 1, 2 gand 3, forming part af this clouse.

12 |Page
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Planning Amendment Application Report
For the Proposed New Residence & Two Lot Subdivision 23 Willlams Road, Point Lonsdale

Policy Basis

The Municpal Strate gic Statement identifies the importance of wbon character and the need to
identify the distinctive qualities of Queen=dliff and Point Lonsdale in order to ensure that new
development maintains, enhances and harmanizes with the prevailing charocter of the area.

The subject site Iz located within the Point Lonsdale Natural Coastal Areas Map 2 as lllustrated In the
map below from Clause 22.03.

1 Woiea. Lol Cssstnls ey Adva X e
Peind Lovmdain Sabarsd Cortal dava

Point Lonsdale Natural Coastal Areas
This policy applies ta all land In the Point Lonsdale Natural Coastal Arezs, as shown on the
Character Man agerment Area Map 2.1t Includ es the core Point Lonsdale Matural Coastal Area and
the Polnt Lonsdale Contributory Area.
Development Overlay Schedule 4 (Point Lonsdale Naturgl Cogstal Area) apply to this Charaoter
Management Areg.
Policy
Site Loyout
It is policy that:
= The layout of new dewvelopment minimises any vizugl intrusion into the naotural cogstal
oppearance of the area.
= On land where vegetative screens are insubstontial, the lgyout of new development provide s
oppartunitie s for landscoped aregs in gppropriote locations to be planted with Moonagh and
other indigenous trees to screen buildings from view, extend the roadside vegetation
corridar into the site and reinstate the noturel coostal environment
= The layout of new development, poved areas gnd driveways, car parking, active outdoor
lving areas and landscope areas is site responsive, having regard to the land’s physical,
histaric and environmental features, and the location and form of buildings on adjocent land.
*  The layout af new development provides for a high quality af living for its accupants and
maintains an appropriate standord of o menity for the occupan ts of adjoining dwellings.

13 |Page
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Planning Amendment Application Report
For the Proposed New Residence & Two Lot Subdivision 23 Willlams Road, Point Lonsdale

The layout of new deve lopment minimises the remaoval of existing native or indigeno us
coostol vegetation that contributes to the natural vegetated setting af the areo.

New development is sited on the flottest portion of the lond wherewer possible, so as to
minimise the need for earthworks and significant disturbance of the lond.

New development showld:

— where possible, provide north facing indoor and outdoor living areas, to maximise salar
OCCEsE;

— gwiid siting buildings on, or neor ridgelines ar more prominent parts of the site;

— demonstrate regard for the protection and reasonabie sharing of bay or landscope view
lines from the site or ocross the site from other properties;

— provide approprigte landscope opportunities shown on a lendscape plan, which nomingtes
the existing, proposed removal and odditional londscaping for the site;

— provide the opportunity for the retention and od dition af indigenous cogstal screen

planting in front of buildings and between buil
— position and layout buildings to minimise wisi
and public areas;

— position and setback buildings to retain o uniform vegetative barrier along the street
carridar,

ngs;

ty from the street or from other privgte

Building Design
It is policy that:

New development i= designed to respect and blend in with the existing netural cogstal
character of the area.

New development may express @ contemparary coastal design, provided such design is
respectful af, and interprets the variety of holidoy building types and architectural styles that
have developed in Point Lonsdale throughout the 20th Century, including the massing and
articwation, scale, design features, materials and finishes of such buildin
New develapment iz designed having regard for any features of the land, coastal conditions,
the quality and intoctness of exizting wegetative cover, gny view corridors from the streets,
pubiic spaces and surrounding properties, and the layout of odiocent buildings.

New development is designed to make efficient use af sites and apply enwironme ntally
sustaingble design principles, without comproamising the notural cogstal quality of the grea.
New development should:

— retgin a5 much of the existing wegetation an the land ond road reserve along the front af
the land as possible;

— on slaping sites, use split level design to reduce the height and bulk of buildings, integrate
the building into the site and minimise the need for earthworks;

— uze stoggered and varied roof Knes ond pitches, and vary the sethack af walls to reduce the
visual bulk gnd impaoct of buildings on the noturgl surraundings;

— adopt innovative building techniques and materials which reduce energy use, and ore
respaonsive to coastal conditions;

— utilize traditiongl building materials in an innowative manner, including horizon tal
wegtherboard wall dadding, light tone rendered brickwork, corrugated iron roagfs, timber
vergndohs, door and window joinery, ond pointed finishes;

— uze huilding materials and finishes which are of natural and muted tones, and that blend
into the surrounding naturagl cogstal conditions;

— emphasize the horizantal, rather than the verticol form of buildings to redwce the
perception af height; and

— gvoid direct overlooking into neighbouring properties and minimise the loss of langer
distance wiews across the site from neighbouring properties.
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Building Height and Setback
It is policy that:
= The height and sethacks of new development retain the prevailing rhythm, height and
sethack of existing buildings in the street.
= The height and siting af new development does not visuglly dominate the streetscape ar
coostal setting.
= The height of new development does not generally protrude above the tree canopy,
particuiarly an elewated ar highly visible sites.
= The height of new development does not protrude o bove ridgelines to form a silhouette
ogainst the sky when viewed from any significant public viewing paint.
=  The height and sethacks af new development ensures odequate doylight to all ho bitable
rooms and private open spoces on the land.
= ew development showld:
— limit roof height so that the roof height iz not significontly higher that the prevailing height
of buildings in the street;
— provide a front sethack which maotches, or is greater than the sethack of adioining
huildings,
or where the sethacks are different o front setbock which is between the sethocks of

of the two (Point Lonsdale Natural Coastal Area only); and
— gvoids building across the width of the site, from boundary to baundary.
Fencing, Driveways and Londsooping
It is policy that:
=  Whene passible, new driveways and parking areas should not be vizugly prominent from the
street or from public spoces, are screened by appropriate frontoge landscaping, and
minimise the extent af vegetation to be remaved and hord surfoce areas.
®  The design of new outhwildings showld complement the existing building on the site, with
regard to roof shape, wall gnd roafing maoterigls, ond are sited to the side or rear of the
huilding to engble convenient ocoess.

®  Front fences are discouraged, but where reguired, are low in height ond constructed of
transparent matenials.

= Existing vegetation, porticularly teg tree, Moongh ond cogstal heath between the building
and front boundary and within the road reserve along the front of the site is retained, and
campleme nted by approprigte new planting using predominantly ngtive or indigenous
SOECiEs.

= Side sethock gregs gre approprigtely landscoped to minimise the potentiol for overlooking of
odjoining properties, whilst providing on important landscope link to rear gorden and private
Open space areas.

= ew development showld:
— use curved, narrow and unsealed driveways of minimal length and width;
— minimise the extent of existing native vegetation to be remaoved, especially within 10
metres af ony rood frontoge or ressrvation boundary;
— incorporate cogstol heath and Moongh in the londscaping of private gordens; and
— use the noturg! slope of the land to screen buildings from view from roads

Response

The proposed development responds to the housing diversity strategy and Its coastal locatlon. It 1=
of a considered sitin g design approach fitting Into the context of the locale. The exlsting scale of the
dwellings allows for ample opportunity for the development of meaningful landscaping and the
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provision of a new street crossover. Car parking I= allocated In way that offers easy slte access from
Klllearn Avenue. The proposal meets and offers diversity of housing and block s1ze whilst offering a
sympathetic tranzition to the adjacent sites.

05 Zoning and Overlays
The subject site is within o General Residential Zone and the purpase of zone a5 5=t out ot Clause
32.08is:
*  Toimplement the Municipal Planning 5trategy and the Planning Policy Frame work.
=  Toencourage development that respects the neighbourhood charecter of the areg.
=  Toencourage a diversity af housing types and housing growth particularly in locations
offering good gccess to services and transport.
=  Toallow educationgl, recreational, religious, community and a Bmited range af other non-
residentiol wses to serve local community needs in appropriate locations

32.08-3 Subdivision
Permit reguirement
® A permitis required to subdivide lond.
= Anagpplication to subdivide lond thot would create o vecant lot fess than 400 square metres
capable of development for o dweling or residential building, must ensure thot each vacont
lot created less than 400 square metres contains ot legst 25 percent o= garden ared. This
does not gpply to a lot created by an application to subdivide land where that lot iz created
in gccordance with:
* Anagpproved precinct structure plon or an equivalent strategic plan;
= Anincorporated plan or approved development plon; or
A permit for develapment.
An gpplication to subdivide lond, other than an applicotion to subdivide Jand into lots each
containing an existing dwelling or cor parking spoce, must meet the reguirements of Clouse 56
and:
= pust meet all of the objectives included in the clouses specified in the following tahie.
= should meet all of the stondards included in the douses specified in the folowing toble

REspONSE

The proposal I considered to provide appropriate consolidation of the existing urban landscape of
PoInt Lonsdale In 2 managed way. The subdivision of the site Into two lots with one exlsting and one
new dwelling offers a range of housing densities In the area. The design of the proposal s
conzidered to be respectful of exkting nelghbourhood character In the area while ako ensuring &
transition to two separate shtes Increasing density In a manner In keeping with the dause

This submission outlines a proposal to subdivision the parcel of land at 23 willlams Road, Point
Lonsdale Into two lots. The subject site currently has an exdsting dwelling within the property.

The submission considers the requirements of Local and State planning and addresses, In detall, the
provisions of local overlay Clause 43.02-2 (DDOS).

The proposal 1= considered an appropriate response within the context of the site. This report offers
an assessment against the planning provisions of the Borough of Queenscliff Flanning Scheme.
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Zoning

The subjectsite 1= In 3 General Residentlal Zone (GRZ) and General Residentlal Zone 1 (GRIL) under
the Borough of Queenscliff Planning Scheme and k subject to Deslgn Development Owverlay Schedule
5 [DDOs).

RepOrt OVerview
This planning report detalls:
= Adescription of the site and surrounding context
*  The existing bulldings of the site
=  The planning Framework; and
=  The relevant planning conslderations.

Intreduction
The subject land k& located within & General Residential Zone & schedule 1 to the zone [GRI1) under
the Borough of Queenscliff Flanning Scheme.

The local Planning Policy of Queenzcliff Planning Scheme clause 22.04.1 k the relevant reference for
this development.

Clause 32 08-3 states 3 permit ks reguired to sub divide land.
Clause 43.02-3 states 3 permit ks reguired to sub divide land.

This submission has been prepared as the support Information Inan application for the lssue of 3
planning permit and assesses the proposal against the criterla of Design Development Owerlay —
Schedule 4 [DD04) of the planning scheme and, where relevant, reference I1s made to Clause 54
standards.

The site Is covered by & Vegetation Protection Overlay (VPO) and Schedule 1 to the Vegetation
Protection Overlay (WPOL).

General Project Description

Subject site

The property forming the basks of this proposal comprises one exiEtng two storey dwelling and
proposes to construct & new dwelling of varying levels. The existng bullding 1= not classifled
Individually nor covered by a heritage overlay. The plot Is covered by the urban character policy
‘Point Lonsdale Natural Coastal Area’.

The subject site and bulldings i located on the South side of Willlams Road.

Location and Site Description

= Site area s 880 sguare metras

=  Located halfway between Pint Lonsdale Road and Fellows Road

=  Rectangular

* 17.53m Morth boundary frontage to Willlams Road

= 47 98m long bound arles East & West

= The she ks sloped of approximately 4.5m from the highest part to the South and the low part
to the Morth
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The Proposal

outline of the Proposal

The development Intends subdivide the property In the with a larger lot to the North and 3 small lot
to the South. The existing front dwelling (23 wWilllarms Road) will form the larger site and the
proposed new dwelling k= to be part of the small site to the South.

The exlsting property crassover and drive on Killearn Avenue k Intended to ke retahed and used for
the access to the exlsting house

4 new crossawver and drive are propased for the new dwelling access from Killearn Avenue.

The site Is currently serviced with all major services, refer services plan.

General Areas

Total Site ares EE0m*
Exlsting Site Cowerage 134m 2 15%
Exlsting Site Permeability 227m 2 26%

Existing dwelling No. 23

Ground Floor 86m*
First Floor 10Em?*
Garags 48m®*

Proposed dwelling Mo. 04

Basement Level - Garage 57m®

Uving Level 47m*

Bedroom Level 45m*

Mo. 04 Gross Floor Area 1azm?

proposed Total Site area g80m*

Froposed Site Coverage 223m * 7%
Propozed Site Permeability 538m 2 61%

Existing Conditions
The architecture of the existing front dwelling Is of 2 1970% light welght construction beach

residence with low pitched roof. The living areas are generally found at the first floor level and the
garage below.

The plot landzcape 1= contalns & well-established frontage ‘green belt’” garden of mature native trees
contributing to & nature coastal environment of Willlams Read and Point Lonsdale.

4 copy of the Title for the property Is Included In this application.

Refer to Cover Sheet - Site Analysls — Site Plans - Exlsting and Proposed (TPOO, TPO1 & TPOZ) for
further detall and Infarmation on the site.

Zoning
The site and its Immediate nelghbours are located n a ‘General Resldental’ Zone 1 (GRZ1)

13 |FPage




\ Borough
/ of Queenscliffe

Agenda for the Planning Review Meeting: 17 August 2022 Page 27 of 101

Planning Amendment Application Report
For the Proposed New Residence & Two Lot Subdivision 23 Willlams Road, Paint Lonsdale

owerlays
The site Is subject to the followings overlays:-
= Deslgn Development Overlay — Schedule 4 [DDO4)
= Vegetatlon Protection Overlay — Schedule 01 (VPO1)

surrounding Area

williarns Road and Killearn Avenue are residentlal streets. The adjoining nelghbouring dwellings are
a mix of brick, cormugated sheet and weatherboard clad and of a large scale all of which are double
storey.

The ad]aining property to the west has been developed with a modem family house.

The property to the south has been subdivide with two lots and double storey houses fadng Killearn
Avenue. The property to the eastat Mo. 0L Willlams Road has ako been subdivided with a nsmall
new house constructed with the last five or so years.

The site Is within walking distance to the medical centre, majar public transport, petrol staton and
beach. Further to the sowth I1s the Point Lonsdale shopping village.

Development Plans

Itls proposed to subdivide the subject site In accordance with the following Planning Permit
application docurmentation drawings.

TPOO/ Site Context Plan

TPO1/ Site Analysk - Exlsting Site Flan
TPO2/ Existing Floor Plans

TPO3/ Existing Elevations

TPO4/ Propased Slte Plan

TPOS/ Proposed Floor Flans - Basement
TPOG, Propased Flaor Flans — Living & Bed room
TPO7/ Proposed Elevations

TPOE/ Perspectives

TPO9/ Street Elevations

TP10/ Propased Dwelling Sections
TP11/ shadow Studies - Existing

TP12/ shadow Studiss - Proposed
TP13/ Site - Exlsting Services

TP14/ Propased Flan of subdivision

Details of Proposed Subdvision

works will comprize.
1. Constructian of new dwelling and assodated works
1. Mo Demolition k& proposed to existing house.

2. subdivide the existing ite of BEOm?® Ints 23 no. of lots.

Meighbourhood Character
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Willlarns Road comprises large size housing blocks and k a street In transition with several new
bulldings being constructed recently and Infill development. The street has already seen some of
these lots subdivided providing housing and lots size diversity.

The nelghbourhood housing Is varled with freestanding old brick or fibro beach houses. There has
been transidonal development within the last 10-15 years with the adoption of larger house with
garages on boundaries. There are alsa newly constructed madern large suburban houses.

The proposal retains the existng double starey dwellings which have formed part of the street
character for more than 45 years.

& new small dwelling 1= proposed to the rear of the site and has been designed drawings elements
from the surrounding housing character. The development will not have any significant Impact on
the streetscape or nelghbourhood character.

The proposed subdivision doss not Impact the existing character of the surrounding residential
nelghbourhood.

Zoning
The site Is located within a General Residential Zone 1 [GARZL) - Clause 32.01

43.02 Design Development Overlay — Schedule 4 ([DDO4)
The proposal Is covered by the Design and Development Overlay— Schedule 5.

The following outlines acceptable solutions to the design objectives and requirerments of this
schedule.

Building Height

The existing dwelling' s overall height Is within the standard (6.6m max), the proposed rear double
storey has a maximum roof helght of approximately 6.7m from natural ground and the front doluble
storey house element and 5.5m to the single storey bedroom element from natural ground.

Bullding helght provilon Is considered to meet the objective.

Bullding helght provilon Is satlsfied.

Building setback

Mo. 23 willlams Road (front house)- Sethack Exlsting Bullding | Proposed Boundaries
Morth Boundary (Willlams Road) 13.5m Unchanged

Eastern Boundary 3.0m Unchanged

sowth Boundary 10 3m 1.3m

West Boundary 4. 1 Unchanged

MNo. 04 Klllearn Avenue (rear housel- Sethack Proposed Bullding
Morth Boundary 1.22m

Eastern Boundary (Killearn Avenue) 3.Bm

sowth Boundary 1.22m

West Boundary 1.5m

The existing bullding sethacks are to be retalned unchanged except for the South boundary.
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The proposed development setbacks are otherwise consistent with DD & Clause 55
recormmendations.

Site Coverage
The exlsting overall site coverags = 134m® equating to 15%.
The proposed subdivision sees an Increase of bullding footprint.

The proposed site coverage of 233m° equating to 27% consistant with the allowakle 40% setout in
the DDO4 guldelines.

The clause 55.03-3 standard B8 standard objectve of a minimum of 50% 1z achleved.

The proposed development site coverage k= conskstent with the recommend ations of clause 55.03-3
Standard BE.

Vegetation Protection Overlay — Schedule 01 (VPO1)
several native and mature Indigenous trees are to be removed as part of the works.

The site and street tree strategy Is cutlined as per attached repaort from
Drawld Stevens Arborist

The report states generally the trees to be remowved are elther In poor health of habit or will suffer
no adverse effects from belng reduced nor will the root line be damage from the use of adjoining
land as proposed new development and drive crossover.

Clause 55.01-1 Neighbourhood and site description
Clause 55.01-2 Design response
The deslgn response must explain how the proposed design:

Derves from and responds to the nelghbourhood and site desaription.

mzets the objectives of Clausze 55.

Responds to any nelghbourhood character features for the area Identifled In a local planning
policy or a Nelghbourhood Character Overlay.

The design response must include correctly proportioned street elevations or photographs showing
the developrment In the context of adjacent bulldings. ¥ In the opinion of the responsible authority
this requirement Is not relevant to the evaluation of an application, It may wahle or reduce the
requiremant.

Complies

The exlsting dwellings hawe been part of the character of the street for 45 years therefore the
wWilllams Road Streetscape will be unaffected. The proposed development site configuration
provides 3 mix of 2 mid size two storey resldence and a small two storey two bed residence that Is
cxnslstent with the scale and form of adjoining housing stock. The subject dwellings roof pltches
vary but are not at odds to that within the surrounding area. The proposed subdivision maximises
the site with efficent layouts and offiers diversity Im black and housing size. The current and
proposed side sethacks and space between dwellings comply with the standard. The existing and
proposed bullding materials and claddings are Intended to be reflected that of the nelghbouring
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houses. The garden areas provide opportunity to develop the garden space, the existing low leve
gardens ars 1o beretained.
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Clause 55.02 Meighbourhood Character and infrastructure

55.02-1 Meighbourhood character objectives
To ensure that the design respects the existing
nelghbourhood character or contributes toa
preferred nelghbourhood character.

To ensure that development responds to

the features of the site and the

surrounding area.

standard B1

The deslgn response must be appropriate to the
nelghbourhood and the site.

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

complies

The development responds to the character of
the arsa with side and rear sethacks, scaleand
bulk of dwellings and materiak. The gapping
between boundaries ks consktent with the
nelghbourh ood with the modest existing second
storey element set well back from willlams Road
& Killearn Avenuse

55.02-2

Resldential policy chjectives

To ensure that residentlal development
provided i accordance with any policy for
houwsing In the State Planning Policy Framework
and the Local Planning Palicy Framewark,
Including the Municipal Strateglc Statement and
local planning policles.

To support medium densites In areas where
development can take advantage of public
transport and community Infrastructure and
services.

standard B2

an application must be accompanied by a
written statement to the satisfacton of the
responsible authority that describes how the
development Is consktent with any relevant
policy for houshg In the State Planning Policy
Framewacrk and the Local Planning Policy
Framewaork, Including the Municipal Strategic
statement and local planning policles.

Ccomplies

The proposal appropriately address” the design
ohjectives sought by Municipal Strategic
Statement and local planning policles being
located dlose to major public transpart bus
route, Health Services cenfre and shopping strip.

55.02-F

Dwelling diversity objective

To enceurage a range of dwelling slzes and types
In developrrents often or maore dwellings.

standard B3

Developments of ten or mare dwellings should
provide a range of dwelling slzes and types,
Including: Dwellings with a different nurmber of
bedroorms.

At least one dwelling that contalns a kitchen,
bath or shower, and a tollet and wash bazin at

NA
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ground floor lewvel.

55.02-4

Infrastructure ohjectives

Tir ensure development |5 provided with
appropriate utility services and Infrastructure.
Tir ersure development d oes not unreasonably
overload the capacity of utility services and

Infrastructure

standard B4 Complies

Development should be connected to reticulated | Currently the existing dwelling and site 15
services, Including reticulated sewsrage, serviced by the required Infrastructure.

drainage, electricity and gas, f avallable.
Development should not unreason ably exceed
the capacity of utlity services and Infrastructure,
Including reticulated services and roads.

In areas where utility services or infrastructure
hawe Iittle or no spare capacity, developments
should provide for the upgrading of or mitigation
of the Impact on services or Infrastructure.
55.02-5

Integration with the street objectives

Ti Integrate the layout of development with the

streat.

standard BS Ccomplies

Developments should provide adeguate vehicle | The existing dwelling currently s provided with
and pedestrizn links that malntaln or enhance direct access from Killearn Avenue.

local accessibiling. 4 zecond crossover Is sort to the East zide of the
Development should be orented to front property with a drive to each proposed property
exlsting and proposed streets. offering good vehlcular and pedestrian linkage
High fencing In front of dwellings should be from the dwelling ccocupants with Willlams Road
avolded If practicable & Killearn Avenue.

Development next to exkting public open space
should be lald out to complerment the open
space.

Clause 55.03 Site Laiut and Eluildini Massini

55.03-1

street setback objective

T ensure that the sethacks of bulldings from a
street respect the existing or preferred
nelghbourh cod character and make efficlent use

of the site.

standard BE Complies

walls of bulldings should be set back fram The propozal subdivislon retalns the front street
streets the distance specfied In Takle B1. sethack to the exkting dwelling unchanged.
Forches, pergolas and verandzhs that are lea: The side street, Killearn Avenue, with the

than 3.6 metres high and eaves may encroach buillding on the abutting property having a set
not rmaore than 2.5 metres Into the setbacks of back of 4.5m.

this standard. Table BL states the side street setback should be
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the zame as the setback as the bullding on the
abutting site or Z.om which ever Is the lesser.
The proposed dwelling front wall setback to
Killearn Street Is 3.8m and 2.65m to the deck
handralling.

55.03-2

Bullding helght ob)ecthwes

T ensure that the helght of bulldings respects
the exizting or preferred nelghbourhood
character.

standard BT

The maximurm bullding helght should not excesd
the maximurn helght specified In the zone,
schedule to the 2one or an averlay that appliss
to the land.

If no maximum helght 1s specifled In the zone,
schedule to the zone ar an averlay, the
rmaxinum bullding helghtshould not exceed 9
metres, unless the slope of the natural ground
level at any cross sectlon wider than B meftres of
the site of the bullding 1= 2.5 degrees or more, In
which case the maximum bullding helght should
not exceed 10 metras.

Changes of bulldin g height between existing
bulldings and new bulldings should be
graduated.

Ccomplies

Mo change Is proposed to the overall roof helght
of the existing dwelling

The maximum buillding height Is below the B.5
metres gutlined In the Schedule to the zone &
Standard.

The proposed dwelling aver all helght to natural
ground I= well under the standard at 5.6m.

55.03-3

Slte coverage objective

Tio encourage development that respects the
landscape character of the nelghbourhood.

To encourage the retenton of significant trees
on the site.

standard BE
The zite area coverad by bulldings should not
excead 50 per cent.

Ccomplies

The development has a maximum site

coverage s 233m* or 27%, which k& well below
the maximum 60 % permitted under this
standard and I= consktent with the 40% required
under the DDO4.

The zite coverage = also conslstent with DDO4
requiremenis.

55.03-4 Permeability and stormwater
management objectives

T reduce the Impact of Increased stormwater
run-off on the dralnage systerm.

To facllitate on-site stormwater Inflltration.
To encourage sIOrmWater management

that maximizes the retentlon and reuse

of stormwater.

standard BS
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The site ares covered by the pervious surfaces
should be atleast

The minimurm area specifled Ina schedule to the
zohe, or

If no minlmum s specifled In a schedule to the
zone, 20 percent of the site.

The stormwater managerment systern should be
designed to:

Meet the current best practice performance
objectives for stormwater quality as contalned In
the Urban Stormwater - Best Practice
Enwironmental Management Guldelines
[Victorian Stormwater Committee, 1999).
Confribute to cooling, Improving local habitat
and providing attractive and enjoyable spaces.

Ccomplies

The proposed developrnent has a pervious sie
cover Is 51% well within the sandard
requirement

55.03-5 Energy efficiency objectives

To achleve and protect energy efficent dwellings
and residentlal bulldings.

T ensure the orlentation and layout of
development reduce fossil fuel energy use and
rrake appropriate use of daylight and zolar
Energy.

standard B1D

Bulldings should be:

orlented to make appropriate use of solar
SHErgY.

Sited and designed to ensure that the energy
efficiency of exkting dwellings on adjoining lots
Iz not unreasonably reduced.

Uving areas and private open space should be
located on the north side of the development,
If practicable.

Developments should be designed zo that solar
acoess to north-facing windows Is maximised.

Complies

The existing bullding have been completed for
45 years with no addmlon footprint works to be
undertaken.

The existing dwelling living areas are orented to
the north.

The proposed dwelling Iiving areas area
orlentated to the North.

55.03-6

Open space objective

Ti Integrate the layout of development with any
public and communal open space provided In or
adjacent to the development.

standard B11

If any public or communal open space 1s
provided on site, It should:

Be substantially fronted by dwellings, where
appropriate.

Provide outlook for as many dwellings as
practicable.

Be designed to protect any natural features on
the zites.

Be zoozssible and useable,

NS A
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55.03-7 safety objective
Tir ensure the layout of development provides
for the safety and securlty of residents and

property.

Standard B12

Entrances to dwellings and residential bulldings
should mot be obscured or Isolated from the
street and Internal accessways.

Flanting which creates unsafe spaces along
strests and acceszways should be avoided.
Developments should be designed to provide
good lighting, visikility and survelllance of car
parks and Internzl accessways.

Private spaces within developments should be
protected from Inappropriate use as public
thoroughfares.

Ccomplies

Ccomplies

Both entries are visible on approach from the
driveway spaces. The entries are not obscured or
Izolated and are viewed to have & high level of
survelllance and transparency.

55.03-B Landscaping objectives

Tir encourage development that respects the
landscape character of the nelghbourhood.

T encourage development that malntalns and
enhances habkitat fior plants and anlmals In
locations of habitat Importan ce.

Tir provide appropriate landscaping.

Tir encourage the retention of mature
wegetation on the site.

standard B13

The landscape layout and d eslgn should:
Protect any predominant landscape features of
the nelghbourhood.

Take Into account the soll type and dralnage
patberns of the site.

Allow for Intended vegetation growth and
structural protection of bulldings.

In lacations of habitat iImportance, malntaln
exlsting habitat and provide for new habltat for
plants and animals.

Provide 3 zafe, attractive and fun ctional
environment for residents.

Development should provide for the retention or
plantng of trees, where these are part of the
character of the nelghbourhood.

Development should provide for the
replacement of any significant trees that have
been removed In the 12 months prior to the
application belng made.

The landzcape design should specify landscape
themes, vegetation (location and species),
paving and lighting

Complies

The siting of existing and proposed dwellings
offers adequate areas for planting which can
compliment the landscape character of the area.
Refer to Arborist Report for tree mana gement
strategles.

55.03-8 Access objectives
Tir ensure vehicle acoess to and from a
development Is safe, manageable and
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convenlent.

Tio ensure the number and design of vehicle
crassovers respects the nelghbourhood
character.

standard B14

Accessways should:

Be designed to allow conwenlent, safe and
efficient wehice movements and connections
within the development and to the strest
network

Be designed to ensure vehlcles can sxit a
development in a forwards direction If the
Boosss way serves flve or more car spaces, thres
or more dwellings, or connects to a read In 3
Road Zone.

Be atleast 3 metres wide

Hawve an Internal rad s of atleast 4 metres at
changes of direction.

Provide 3 passing ares 3t the entrance that ls at
leazt 5 metres wide and 7 metras long | the
BCOSEE WEY SEFVES T8N or more spaces and
cohnects to a road In a Aoad Zone.

The width of accessways or car spaces should
not exceed:

33 per cent of the street frontage, or

If the width of the street frontage Is less than 20
metres, 40 per cent of the street frontage.

Mo more than one single-width crozssover should
be provided for each dwelling fronting a

strest.

The location of crossovers should maximise the
retention of an-strest car parking spaces.

The nurmber of 3 coess polnts to 3 road In a Road
Zone should be minimiEed.

Developments must provide for access for
service, emergency and dellvery vehicles.

complies

The existing dwelling has a 3.3m wide driveway
Willlarms Road on the East bound ary with the
exlsting crossover to be retalned unchanged.
We sesk to obtaln 2 3.5m wide crossover to the
frant of the proposed dwelling from Klleam
Avenue

The proposed Killearn Street frontage Is
considered to not be Impacted by this additlon
and k consistent with the crossover and drives
of Mo. 08 Killeam & 23 Lockwood Street.

The proposed overall width of crossover and
driveways Is a total of 7.0m or 17.5% of the
street frontage. This Is conslstent with the
standard being less than the 40% and allow 60%
of the frontage for strest parking.

55.03-10 Parking location objectives

To provide convenlent parking for resident and
visitor vehicles.

T avold parking and traffic difficulties in the
development and th e nelghbourhood.

To protect residents from vehlcular nolkse within
developments.

standard B15

Car parking facilides should:

Be reasonably dose and convenlent to dwellings
and residentlal bulldin gs.

Be secure.

Be designed to allow safe and efficient
movemeants within the development.

Ccomplies

The existing dwelling and the proposed have
convenlent, safe and secure carparking for
residents that Iz acceszikle,
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Be well ventllated If enclozed.

Large parking areas should be broken up with
trees, bulldings or different surface treatments.
Shared accessways or car parks of other
dwellings and residentlal bulldings should be
located at least 1.5 mietres from the windows of
habitable rooms. This setback may be reduced to
1 metre where there Iz 3 fence atlzast 1.5
rmetres high or where window sills are at least
1.4 metres above the accessway.

Clause 55.04 Amenity Impacts

55.04-1 Side and rear setbacks objective

T ensure that the helght and setback of a
bullding from a boundary respects the existing
or prefierred nelghbourhood character and limits
the Impact on the amenity of existing dwellings.

Standard B17

A new bullding not on or within 200mm of &
boundary should be set back from side or rear
boundaries:

At least the distance specified In a schedule to
the zone, or

If no disance s spedfied In a schedule to the
zone, 1 metre, plus 0.3 metres for every mefre
of helght ower 3.6 metres up to 5.9 metres, plus
1 metre for every metre of helght over 6.3
rretres.

sunblinds, werandszhs, porches, eaves, fasclas,
gutters, masonry chimneys, flues, plpes,
domestic fuel or water tanks, and heating or
coaling equipment or other services may
encroach not more than 0.5 metres Into the
setbacks of this standard.

Landings having an area of not more than 2
square metres and less than 1 metre high,
stalrways, ramps, pergolas, shade zallz and
carports may encreach Into the setbacks of this
standard.

Ccomplies

The exlsting dwelling and the proposed dwelling
are sited with all setbacks consistent with
standard B17.

55.04-2 Walls on boundaries objecive

T ensure that the locatlon, length and height of
a wall on a baundary respects the exkting or
preferred nelghbourhood character and limits
the Impact on the amenity of existing dwellings.

standard B1E

A mnew wall constructed on or within 200mm of 2
slde or rear boundary of & lot ar a carport
cohstructed on or within 1 metre of a side or
rear boundary of lot should not abut the

complies
Mo wells are Intended to be within 200mm of
any boundary.
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boundarny:

For a length of more than the distance specified
In a schedule to the zone; or

If no distance Iz specified In 3 schadule to the
zone, for a length of more than:

10 metres plus 25 per cent of the remalning
length of the boundary of an adjoining lot, or
Where there are exlsting or skinuhtaneously
constructed walls or carports abutting the
boundary on an abutting lot, the length of the
exlsting or simultaneously constructed walls or
carports, whichever Is the greater.

& new wall or carport may fully abut a side or
rear boundary where slope and retalning walls
of fences would result In the effective helght of
the wall or carport being less than 2 metres on
the abutting property boundary.

& bullding on a boundary Includes a bullding set
back up to 200mm from a boundary.

55.04-3 Daylight to windows objective
Tio allow adequate daylight Into exkting
habkitsble room windows.

standard B19

Bulldings opposite an exlsting habitable room
window should provide fior a light cowrt to the
exlsting window that has a rminmum area of 3
square metres and minimum dimension of 1
metre clear to the sky. The calculation of the
area may Include land on the abutting lot.

walls or carports more than 3 metres In helght
opposite an existing habltable room window
should be set back from the window at least 50
per cent of the helght of the new wall If the wall
1= within 3 55 degree arc from the centre of the
exlsting window. The arcmay be swung to
within 35 degrees of the plane of the wall
cxhtaining the existing window.

Where the exlsting window 15 above ground
floor level, the wall helght Is measured from the
floor level of the room contalning the window.

MNfa

55.04-4 Morth facing windows objective
Tir allow adequate solar acoess to exlsting north-
facing habitable room windows.

standard B20

If a north-facing habitable room window of an
exlsting dwelling 15 within 3 metras of a
boundary on an sbutting lot, 2 bullding should
be sethack from the boundary 1 metre, plus 0.6
retres for every metre of helght ower 3.6 metres
up to 6.9 metres, plus 1 metre for every metre of

MSa
There k a north facing wind ow within 3.0m of
the zite at No.0& Killearn Avenu e noted on TPO1

Exlsting Site Plan.

The proposed dwelling setback allows for the
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helght over 6.9 metres, for a distance of 3
metres from the edge of each side of the
window. & north-facing window Is 3 window
with an axk pempendicular to Its surface orlented
north 20 degrees west to north 30 degrees east.

required boundary offzet as prescribed by the
standard.

TFP10 Sectlons lllustrates the compliance with
blue dashed Ines.

55.04-5 Overshadowing open space objective
Tir ensure bulldings do not significantly
overshadow existing secluded private open
SpECE.

standard B21

Where sunlight to the secluded private open
space of an exlsting dwelling k= reduced, at least
75 per cent, or 40 square metres with minlmum
dimension of 3 metres, whichever ks the lesser
area, of the secuded private open space should
recelve @ minimurn of flve howrs of sunlight
between 9 am and 3 pm on 22 September.

If exkting sunlight to the secluded private open
space of an exlsting dwelling k= less than the
requirements of this standard, the amount of
sunlight should not be further reduced.

Complies

all adjolning properties secduded open space
recelve five hours of sunlight between Jam &
3pm on 22 September, refer TP11 & TP12.

55.04-6 Overlooking objective
Tiz lirlt wiews Into existing secluded private
open space and habitable room windows.

standard B22

4 habitable room window, balcony, terrace, deck
or patio should be located and designed to avold
direct views Into the secluded private open
space of an exlsting dwelling within a horizontal
distance of 9 metres (measured at ground level)
of the window, balcony, terrace, deck or patio.
vigws should be measured within a 25 degree
angle fram the plane of the window or
perimeter of the balcony, terrace, deck or patia,
and from a helght of 1.7 metres above floor
level.

4 habitable room window, balcony, terrace, deck
of patio with a direct view Into 3 habitable room
window of existing dwelling within a horizontal
distance of 9 metres (measured at ground level]
of the window, balcony, terrace, deck or patio
should be elther:

Offseta minlirmum of LS metres from the edge
of one window to the edge of the other.

Have slll helghts of 2t least 1.7 metres above
floor lewel.

Have flxed, chscure glazing In any part of the
window below 1.7 metre above floor

level.

Have permanently flxed external screens o at
least 1.7 metres above floor level and be no

Complies

The propozed dwellings bedroom level has been
designed to be no more than BD0mm above
nature ground Including the decks. The windows
to the south are elther high level andfor
obzcured glazing. The owerlooking condidon Is
consldered to comply by the subdivision
proposal.
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rmore than 25 per cent transparent.

Obscure glazing In any part of the window below
1.7 metres above floor level may be openable
provided that there are no direct views as
specifled In thiz standard.

Screens used to obscure & view should be:
Perforated panels or trellis with a maximum of
25 per cent openings or solid translucent panels.
Permanent, fieed and durable.

Deslgned and coloured to blend In with the
development.

This sandard does not apply to a new habkitable
raom window, balcony, terrace, deck or patio
which faces a property boundary where there Is
awisual barrler atleast 1.8 metres high and the
floor level of the habitable room, balcony,
terrace, deck or patio Is less than 0.8 metres
above ground level at the boundary.

55.04-7 Internal views objective

Tiz limilt wiews Into the seduded private open
space and habitable room windows of dwellings
and residentlal bulldings within a development.

Standard B23

windows and balconles should be designed to
prevent overlooking of more than 50 per cent of
the secluded private open space of a lower-level
dwelling or residential bullding directly below
and within the same development.

complies

The exlsting dwelling has private open space to
the north of the dwelling at first floor level with
a deck directly off a Iving spaces.

The propozal dwelling does not overview the
exlsting dwellings private open space and
complies with the standard.

55.04-E M oise impacts objective

Ta contaln nolse sources In developments that
may affect existing dwellings.

T protect residents from external nolse.

standard B24

Molse sources, such as mechanlcal plant, should
not be located near bedrooms of Immediately
adjacent exktng dwellings.

Molze sensitive rooms and secuded private open
spaces of new dwellings and residental bulldings
should take acoount of nolse sources on
Immediately adjacent properties.

Dwellings and residentlal bulldings close to busy
raads, rallway lines or Industry should be
designed to limit nolse levels In habitable rooms.

MSA

There are no unreascnable nolse

sources assoclated with the proposed
development that will Impact on the adjoining
rezsidentlal properties.

55.05-1 Accessibility objective

T encourage the conzideration of the needs of
people with imited mokility In the d esign of
developments.

standard B25
The dwelling entries of the ground floor of
dwellings and residential bulldings should be

MfA
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sccessible or able to be easlly made accessible o
people with limited mokbily.

55.05-2 Dwelling entry chjective

To provide each dwelling or residential bullding
with Itz own sence of Identity.

standard B2E

Enfries to dwellings and residential bulldings
should:

Be visible and eazily dentifiable from streets and
other public areas.

Provide shelter, a sense of personzl address and
a transitional space around the entry.

Complies

The exlsting entry to both existing and proposed
dwellings are Identiflable from Ellleam Avenue
and on approach along the driveways. The
exlsting and proposed dwelling entries offer
shelter with eaves, 3 sense of personal address
by use of hard surfaces approach and a
transition space.

55.05-3 Daylight to new windows objective
Tir allow adequate daylight Into new habltable
room windows.

standard B27

A window In 3 habkable room should be located
to face:

an outdoor space cear to the sky or a light court
with & minimum area of 3 square metres and
milnirmum dimension of 1 metre cear to the sky,
not Incuding land on an abutting lot, or

& verandah provided It ls open for at least one
third of Itz perimeter, or

& carport provided It has two or more open sldes
and & open fior at least one third of Its
perimster.

Ccomplies

all existing habitakle room windows are
provided with access to appropriate daylight
proviion. all windows are located to face
outdoor space with a minimum area of 3.0
square metres and 1.0Om clear to sky.

55.05-4 Private open space chjective

Tir provide adequate private open space for the
reasonable recreztion and service needs of
residents.

standard B2E

4 dwelling or residential bullding should have
private open space of an area and dimensions
spedfled h the schedule to the 2one.

If mo area or dimenslons are spedfled In the
schedule to the zone, a dwelling or residential
bullding should have private open space
cxnslsting of:

4n area of 40 square metres, with one part of
the private open space to consist of secluded
private open space at the side or rear of the
dwelling or resid entlal bullding with a minimurm
area of 25 square metres, @ minimum dimension
of 3 retres and convenlent access from a living
roon, or

4 balcony of B square metres with a minimum
width of 1.6 metres and convenlent access from
a lving roam, or

& roof-top area of 10 square metres with a

Ccomplies

The exlsting dwelling has the area of zecluded
private open space of 40m* to the north of the
Iving spaces and a ground floor courtyard are to
the west meseting the requirernents of this
standard.

The proposed dwelling private open space Is
cormpromised a 15m* balcony deck off the living
spaces at the first floor level.
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minimum width of 2 metres and convenlant
access from a living room.
55.05-5

solar Access to Open Space

T allow solar access Into the secluded private
open space of new dwellings and residentlal
builldings.

standard B29

The private open space should be located on the
north side of the dwelling or residental bullding,
If appropriate.

The southem boundary of secluded private open
space should be set back from any wall on the
north of the space at least [2+0.9h] metres,
where 'h" Iz the helght of the wall.

complies

The existing and proposed dwellings has open
space areas to narthern sunlight in accordance
with the standard.

55.05-6 5torage
To provide adequate storage facllities for each
dwelling.

standard B30

Each dwelling should hawe convenlent access to
gt least § cublc metres of externally accessible,
SeCUre StOFage space.

complies

The existing and proposed dwellings have
secure storage aress with thelr respective
garages thatare externally acceszible.

55.06-1 Dresizn Detail
To encourage design detall that respects the
exlsting or preferred nelghbourhood character.

Standard B31

The design of bulldings, including:

Facade articulation and detalling,

Window and door proportlons,

Roof forrm, and Verandahs, eaves and parapets,
should respect the existing or preferred
nelghbou rh ood character.

Garages and carports should be visually
compatible with the development and the
exlsting or preferred nelghbourhood character.

Ccomplies

The proposed dwelling 1= design ta reflect the
nature of the existing character of the area with
the maln difference belng the scale of the
bullding means all = reduced In Impact given the
size. The eave deck roofing, bullt form and
garage I= all In keeping with the faced detalls of
the street.

55.06-2 Front FEnces

Tio encourage front fence design that respects
the exizting or preferred nelghbourhood
character.

standard B32

The design of front fences should complement
the design of the dwelling or residential bullding
and any front fences on ad]oining propertles.

& front fence within 3 metres of 3 street should
not excesd:

Streets In & Road Zone, Category 1: 2 metres.
Other streets: 1.5 metres.

complies

The sxlsting slte haz no strest fencing.

The proposed dwelling and site Is not Intend to
hawe a street boundary fence.

55.06-3 Common Property
T ensure that communal open space, car
parking, access areas and site facilites are
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practcal, attractive and easily malntained.
Tir avold future management difficultdes In areas
of cormmon ownership.

standard B33 MSAa
Development should clearly delineate public,
cornmunal and private areas.

Commmon property, where provided, should be
functonal and capable of effident management.
55.06-4 Site Services

To ensure that site services can be Installed and

eazlly maintalned.

To ensure that site facllides are acceszlble,

zdequate and attractive.

standard B34 complies

The deslgn and layout of dwellings and
residentlal bulldings should provide sufficlent
space [Incudng easements where required ) and
facilities for services to be Installed and
malntalned efficiently and economically.

Bin and recycling encosures, mallboxes and
other site facllities should be adequate In size,
durable, waterproof and blend In with the
development.

Bin and recycling enclosures should be located
for convenlent access by residents.

Mallboxes should be provided and located for
cohvenlent access = required by Australla Post.

Sufficlent area k provided on-slte for the
location of site services assoclated with each of
the dwellings. The plans identfy locations for
rmeter baoxes and bin storage.
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56.0 RESIDEMTIAL SUBDIVISION

Clauze 32.0%-3 a 2 lot subdivizion must meet all of the objectives and should meet all of the

standards cutlined In Clauses 56.03-5,
56.04-2, 56.04-3, 56.04-5, 56.06-8 to 55.08-2.

56.01-1 Subdivision site and context description

56.03-5 Meighbourhood character objective
Tio deslgn subdivikions that respond to
nelghbourhood character.

standard CE

subdivision should:

Respect the existing nelghbourhood character or
achleve a preferred nelghbourhood character
cxnslstent with any relevant nelghbourhood
character abjective, policy or staterment set out
In this scheme.

Respond to and Integrate with the surrounding
urban environment.

complies
Refer response to Clause 55.01

56.04-2 Lot area and building envelopes
objective

To provide lots with areas and dimensions that
enable the appropriate sidng and construction of
a dwelling, solar access, private open space,
vehicle acoess and parking, water management,
easements and the retentlon of slgnificant
vegetation and site features.

standard CE
an application to subdivide land that creates lots
of less tham 300 square metres should be
accompanled by Infarmation that shows:
- That the lats are consistent or contaln
bullding envelope that Is conslstent with
a development approved under this
scheme, or
- That a dwelling may be constructed on
each lot In accordance with the
reguirements of this scheme.
Lots of betweean 300 square metres and 500
square metres should:
- Contaln & bullding envelope that 1=

Ccomplies

The proposed subdivision will provide two lots
one over 300 m* and one under 300 m*

The larger lot would contaln the existing
dwelling and the smaller lot has a dwelling
design to accammodate all aspects of the
standard.

Clause 55 compliance refer above.

Clauze 54 has been met with proposed
development as submitted.

Solar access has been optimised for proposed
development and protected for ad)oining
propertles.

Mo exlsting easements are within the subject
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consistent with a development of the lot
approved under this scheme, or
- Ifno development of the lot has been
approved under this scheme, contain 2
bullding envelope
and be able to contain a rectangle measuring 10
rrietres by 15 meftres, or @ metres by 15 metres
If & boundary wall i nominated as part of the
bullding envelope.

If lots of between 300 sgquare metres and 500

square metres are proposed to contain dwellings

that are bullt to the boundary, the long axis of

the lots should be within 30 degrees sastand 20

degrees west of north unless there are

slgnificant physical constraints that make this

difficult to achleve.

Lots greater thanm 300 square metres should be

able to contaln & rectangle measuring 10 metras

by 15 metres, and may contaln a bullding

envelope.

4 buillding envelope may specify or Incorporate

any relevant siting and design requirement. Any

requirernent should meet the relevant standards

of Clauze 34, unless:

- The ohjectives of the relevant standards
are met, and
- The bullding envelope Iz shawn a= a

restriction on a plan of subdivision
registered under the

Suhdivizion Act 1988, or s specifled as &

covenant Im an agreement under Sectlon 173 of

the Act.

Where a lot with a bullding envelope adjolnz a
lot that k= not an the same plan of subdivision or
Iz not subject to the same agreement relating to
the relevant bullding envelope:

- The bullding envelope must meet
Standards ALD and ALL of Clause 54 1n
relation to the

ad]aining lot, and

- The bullding envelope must not regulate
siting matters covered by Standards 8412
o Als

{Inclusive) of Clause 54 In relatlon o the
ad]aining lot. Thiz should be specified In the
relevant

plan of subdivizion or agreement.

Lzt dimensions and bullding envelopes should
protect:

site.

An easement for sewer supply and connection
for the rear small lot Is proposed and llustrated
within the proposed Plan of Subdiiion.

The existing dwelling will retain the overhead
power and data supply. The proposed rear small
lot will have underground electrical supply and
mieter bax proximal to the Klllearn Avenue street
frontage
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Solar access for future dwellings and
support the siting and design of
dwellings that achleve
the energy rating requirements of the Bullding
Regulatlans.
Exlsting or proposed easements on lots.
Slgn ificant wegetation and site features.
56.04-3 Solar orientation of lots objective
T provide good solar orlentation of lots and
sirlar access for future dwellings.

Standard CB complies

Unless the site Is constrained by topography or The long axis of the lot Is within 25 degrees west
ather site conditlons, at least 70 percent of lots | of north.

should have appropriate solar orientation. Solar access has been optimised for proposed
Lots hawve appropriate solar arlentation when: development and protected for ad)oining

The long axls of lots are within the range | properties.
north 20 degrees west to north 30
degrees east, or

east 20 degrees north to east 30 degrees south.
Lots between 300 squars metres and
500 square metres are proposed to
contaln dwellings that

are bullt to the boundary, the long axis of the

lots should be within 30 degrees eastand 20

degrees west of north.
Dimensions of lots are adeguate to
protect solar access to the lot, taking
Inta account likely

dwelling size and the relationship of each lot to

the straet.

56.04-5 Common area objectives

To ldentify common areas and the purpose for

which the area Is commonly held.

T ensure the provision of common area Is

appropriate and that necessary management

arrangements

are in placs.

T malntain direct public access throughout the

nelghbourh ood street network.

Standard C11 MfA

An application to subdivide land that creates Mo common property proposed
common land must be accompanied by a plan

and a

report ldentifying:
The cormmaon area to be owned by the
body corporate, Including any streets
and open space.
The reasons why the area should be
commionly held.
Lots participating In the body corporate.
The propozed management
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arrangements Including malntenance
standards for streets and open

spaces W be cormmonly held.

56.06-B Lot access objective

T provide for safie vehicle access between roads

and lots.

Stamdard C21 complies

vehicle access to lots abutting arterlal roads Lots do not adjoin arterlal roads.

should be provided from service roads, side or vehlde acces:s via Individual driveway to each
rear exlsting dwelling k= provided.

acczss lanes, access places or access streets The proposed new crozsover shall comply with
where appropriate and In accord ance with the the requirements of the relevant road authority.
BCoEEE

management requirerments of the relevant roads | The Borough of Queensclif Infrastructure
authority. Manager, Peter McLean & Shane Polter, have
vehlicle access to lots of 300 square metres or conducted a slte vislt and gave an In principal
less Inarea and lots with & frontage of 7.5 support of the development.

retras

of less should be provided via rear or side access
lames, places or streets.

The deslgn and construction of 3 crossouver
should meet the requirements of the relevant
road

authority

56.07 INTEGRATED WATER MAMNAGEMENT

Tiz redu ce the use of drinking water.

T provide an adeguate, cost-effective supply of

drinking water.
Standard C22 complies
The supply of drinking water must be: The exlsting dwelling and lot Iz serviced with

- Deslgned and constructed In accordance | reticulated malns water supply.
with the requirements and to the
satlsfaction of the relevant water
autharity.

- Provided to the boundary of all lots In
the subdivision to the satisfaction of the
relevant water authority.

56.07-2 Reused and recycled water objective
T provide for the substitution of drinking water
for non-drinking purposes with reused and

recycled Water.

Stamdard C23 MSa

Reuzed and recycled water supply systems must | Mo reguirement for the site.
be:

- Deslgned, constructed and managed In
accordance with the requirements and
to the satisfacton of the relevant watsr
authority, Environment Protection
asuthortty and Department of Health

and Human Services.

- Provided to the boundary of all lats In
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the subdivision where required by the
relevant water Authority.
56.07-3 Waste water management objective
T provide a waste water system that ks
adequate for the malntenance of public health
and the management of effluent In an
environmentally friendly manner
standard C24 complies
Waste water systems must be: The exlsting and proposed lots & dwellings Is

- Deslgned, constructed and managed In serviced with reticulated mains water supply and
accordance with the reguirements and SEWEr SErvVItes.

i the satisfaction of the relevant water | Any further works ks to be to the satisfaction of
authority and the Environment the responzible authority.
Protection Auth ority.

- Consistentwith a domestic waste water
management plan adopted by the
relevant councl.

Retioulated waste water systems must be
provided to the boundary of all lots In the
subdivision where required by the relevant
water authority

56.07-4 Stormwater management objectives
T minlmise damage to propertles and
Inconvenience to residents from stormwater.
To enzure that the strest operates adequately
during major sterm events and provides for
public

safety.

To minimise Increases In stormwater and protect
the environrmental values and physical
characteristcs of receiving waters from
degradation by stormwater.

To encourage stormwater management that
rmaximises the retention and reuse of
storrmwater.

To encourage stormwater management that
contributes to cooling, local habltat
Improverments and

provision of attractive and enjoyable spaces.

Standard C25 Ccomplies

The stormwater management system must be: The exlsting dwelling provid ed with on sit
Designed and managed In accordance with the soakage phts for disposal of stormwater. The
requirernents and to the satisfaction of the proposed rea lot and dwelling 1= to have a
relevant dralnage authority. sozkage system designed by a sultably qualified

Designed and manzaged In accordance with the person to the satisfaction of the authorities.
requirernents and to the satisfaction of the
water authority where reuse of stormwater i
proposed.

Designed to meet the current best practice
performance abjectives for stormwater quality
as contalned i the Urban Stormwater - Best

0| Page
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Practice Enviranmental Management Guldelines
{Wictarlan Stormwater Commilttee, 1993).
Designed to ensure that flows downstream of
the subdivizion site are restricted to
pre-development levek unless Increased flows
are approved by the relevant drainage auth ority
and there are no detrirmental downstream
Impacts.

Deslgned to contribute to cooling. Improving
local habltat and providing attractive and
enjoyable spaces.

The stormwater managerment systern should be
Integrated with the overall developrment plan
Including the street and public open space
networks and landscape design.

For all storm events up to and Induding the 20%
Averapge Exceedance Prokabllity [AEF)standard:
Stormwater flows should be contained within
the dralnage systern to the requirements of the
relevant authority.

Ponding on roads should not aocur for longer
than 1 hour after the cessation of rainfall.

For storm events greater than 20% AEF and up
to and Including 1% AEF standard:

Provision must be made for the zafe and
effective pazzage of stormwater flows.

all new lots should be free from Inund ztion or to
a lesser standard of flaod protection where
agreed by the relevant floodplain management
authority.

Ensure thatstreets, footpaths and cycle paths
that are subject to flooding meet the safety
criterla daVave< 0.35 m 2 fz (where, da= average
depth In metres and Vave= average veloclty In
metres per second).

The design of the local drainage network should:
Ensure stormwater s retarded to a standard
required by the responzible drainage authority.
Ensure every lot ks provided with dralnage to a
standard acceptable to the relevant dralnage
authority. Wherever possible, stormwater
should be directed to the front of the lotand
discharged Into the street dralnage system or
legal point of discharge.

Ensure that Inlet and outlet structures take kio
zccount the effects of ebstructions and debris
builld up. Any surcharge dralnage pit should
discharge Inte an overland flow In a safe and
predetenmined manner.

Include water sensithve urban design features to
rmanage stormwater In streets and public open
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space. Where such features are provided, an
application must describe malntenance
responsibilities, requirernents and costs.

any flood mitigaton works must be designed
and constructed In accordance with the
requirements

of the relevant floodplain management
authority.

56.0E SITE MANAGEMEMNT

56.08-1 Site management abjectives

Tio protect drainage Infrastructure and receiving
waters from sedimentation and contamination.
To protect the site and surrounding area from
environmental degradation or nulsance prior to
and

during construction of subd viklon works.

Tir encourage the re-use of materials from the
slte and recycled materlals In the construction of
subdivisions where practicable.

standard C26
4 zubdivizion application must describe how the
site will be managed prior to and during the
construction period and may set out
requirerments for managing:
- Eroslon and sediment
- Dust
- RAun-off.
- Utter, concrete and other construction
wastes.
- Chemical contamination.
- Wegetation and natural features planned
fior retention.
- Recyded materlal should be uzed for the
construction of streets, shared paths and
other Infrastructure where practicable.

Complies

Trenching and other site works by the Owner or
Contractors Is to be managed to the satisfacton
of the relevant suthorities and It would be
expected that a condition reguirement for
cutlining the site and asset protection be
provided.

56.0%-1 Shared trenching objectives

To maximise the opportunities for shared
trenching.

Tir minlmise constralnts on landscaping within
strest resenves.

standard C27

Reticulated services for water, gas, electricity
and telecommunications should be provided In
shared trenching to minimise construction costs
and land allocation for un derground services.

Ccomplies

Public utilties reticulated services exkt for this
property.

any future sewer & glectric services contalned
within the parcel will be covered by the required
S3sEments.

56.08-2 Electricity, telecommunications and gas
ohjectives

To provide public utiities to each lotin a timely,
efficient and cost effective manner.

To reduce greenhouse gas emisslons by

42 |Page




\ Borough
' of Queenscliffe

Agenda for the Planning Review Meeting: 17 August 2022 Page 51 of 101

Planning Amendment Application Report
For the Proposed New Residence & Two Lot Subdivision 23 Willlams Road, Point Lonsdale

supporting generation and use of electricity from
renewable
SOUFCES.

standard C28
The electricity supply systern must be designed
In accordance with the requirements of the

Complies
Electricity and telecarmmunications exist at the
frant of the property.

relevant

electricity supply agency and be provided to the
boundary of all lots In the subdivision to the
satisfaction of the relevant electricity authority.
arrangements that support the generation or
uze of renewable energy at a lot or

nelghbourh ocod

level are encouraged.

The telecormmunication system must be
designed In accord ance with the requirsments of
the

relevant telecommunications servicing agency
and should be conslstent with any approved
strategy,

policy ar plan for the provision of advanced
telecommunications Infrastructure, Including
fibre

optic technology. The telecommunications
system must be provided to the boundary of all
lots In

the subdivision to the satisfaction of the relevant
telecommunications servicing authority.

where avallable, the reticulated gas supply
system must be designed In accordance with the
requirermnents of the relevant gas supply agency
and be provided to the boundary of all lots In the
subdivision ta the satlsfaction of the relevant gas
supply agency.

Car Parking

The development retains the existing dwelling has three bedrooms. Clause 52.06 requires two car
parking spaces to be provided, with at least one of these spaces to be under cover each dwelling.

The exlsting dwelling has an extsting double garags.

The proposed rear dwelling has two bedrooms and requires 1 car space. The dwelling s designed

with 2 single car garage accessible from Killeam Street.

Further, the car parking spaces and accessways meet the design reguirements of Clause 52.05-9 as
follows:
Deslgn standard 1 — Accessways
®=  The driveway access arrangements to the proposed garages will be a minimum of 3.0
metres wide.
Deslgn standard 2 — Car parking spaces
*  The proposed garages meet the minimum width and length requirements of this standard.
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® The locatlon of the tandem car space for the existing dwelling also meets the requirements
of this standard.
Deslgn standard 3: Gradients
®  The access grades will be able to be met by the proposed driveways to the new garages.
Deslgn standard 4: Mechanical parking
LI Y-
Deslgn standard 5: Urban design
*  The existing garage I= Integrated with the dwelling and will not visually dominate any public
SpECcE.
Deslgn standard &: Safety
®  The garage Is able to easlly access from the respective dwelling and will ke able to
provide with appropriate ightng.
Deslgn standard 7: Landscaping
=  The existing low level landscaping of the existing and proposed the driveway and car parking
areas Is consldered sufficlent for the dwellings.

Vegetation Protection Overlay — Schedule 01 (VPO1)

The subject site falls within Schedule 01 o the Vegetation Protection Overlay.

an Arborist report provides tree mana gement and strategles.

Itls proposed to remowve several trees to the rear of the subject site and the nature reserve.

The Borough of Queenscliff Infra structure manager, Peter McLean and Shane Polter were consulted
regarding the roads side reserve and were supportive of the strategy discussed.

& report outining the trees health, habit and sultability for reduction k= included as partof this
application.

The Willlams Road front vegetation Is to be retalned unchanged.
4 landscape design and plan k provided to lllustrate the planting strategy foe the sites.

condusion

The proposed site layoutis & carefully considered solution that responds to the site context of the
surrounding nelghbourhood. The amenity to the residences ks a balanced solution. The dwellings
and sidng maintain the integrity of the site and will Integrate well with the nelghbourhood, whilst
the amenity of neighbouring residentizl properties Is malntalned.

The proposed subdivision protects the existing house maintains the nostalglc beach character.
The proposed dwelling provides housing cholce In an area predorminately of three bedrooms
dwelling and larger. The proposed house contributes a modern small house two bedroom dwellng,

offering diversity of land and housing stock to Point Lonsdale.

We believe the proposal Is an approprizte solutlon for the site and s worthy of coundl support.
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Existing Agonis 'Burgandy’

kitchen

Legend
Botanical Name Common Name Gty | PotSize Baotanical Name Common Name  Qty| Size
Grasses _ o 6 i Comrea nummulariifolia ' Round Le rea 15/ 14cm
1 4% Lomandra filiformis Wattle Matt Bush 18 14cm ') Correa reflexa Native Fuschia 5 14cm
Groundcover | Dodonea viscosa ' Hopseed Bush 3 14cm
2 o Dichondra argentea 'Silver Falls' Dichondra, Sitver Falls 55| | Tube ) Lasiopetalum baveri  Vehvet Bush 6| Tube
R ia spinescens ' Creeping Salt Bush 6| 14cm Tree |Evergreen & Feature plant

IfS Whoporum parvifolium "Yareena” Creeping Boobialla | 7 |Tube 13 Banksia marginata _ Silver Banksia 4 20cm

Shrubs ) o b Agonis flexuosa existing | Willow Myrtle 1|
Atriplex nummularia Salt Bush 4/ 14cm | @ Xanthorrhoea australis Grass Tree 10 Tube
5 C} Correa 'Canberra Bells' Native Fuschia 5[14cm | 14/€3 Leucopogon parviflorus Bearded Heath 4| Tube

sheet: 2073 Scale: ’ Client: Chris Allen Details: ﬂ(\;—:
; Planting schedule / > MIA COOKE
n T 23 Williams Rd -

GARDEN DF_SIGNS

£

Date: 4/o4/2022 1100 ' Paint | nnarala

/ - e e




Borough
of Queenscliffe

Agenda for the Planning Review Meeting: 17 August 2022 Page 71 of 101

Plants, 23 Williams Rd, Point Lonsdale

Grasses Groundcovers
Botanical/Common Name Botanical/Common Name
ia spinescens Myoporum parvifolium
¥ Flat Salt Bush @ Creeping Boobialla
Size at Maturity (HxW m) y 1 SRREk Size at Maturity (HxW m)
1.0x1.0 R SR S it 0.1 X 0.6

. Botanical/Common Name ] Botanical/Common Name Botanical/Common Name
& Corea ‘Canberra Bells' Correa nummulariifolia Correa reflexa
= s Round Leaf Correa Native Fuschia

~ Native Fuschia

£ Size at Maturity (HxW m)

! 1.2x1.0

Size at Maturity (HxW m)

1.0x1.0

Size at Maturity (HxW m
02x1.0

, Trees/Feature plant _
Botanical/Common Name | Botanical/Common Name Y WD pBotamcaI/Cormmn Name Botanical/Common Name
D : Lasiopetalum baeuri Banksia ais Xanthorrea australis
Hop Bush‘ oo | Slender Velvet Bush Silver Banksgia Grass Tree
Size at Maturity (HxW m) | Size at Maturity (HxW m Size at Maturity (HxW m) Size at Maturty (HW m)
25x25 0.8%0:8 30x30 Variable

Botanical/Common Name
Leucopogon parviflorus
Bearded Heath

Size at Maturity (HXW m
25x20
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Arboricultural Assessment

23 Williams Rd, Pt Lonsdale

Tree Rapport

David Stevens 0411 785 181
Dip. of Arboriculture Melb. Polytechnic
Cert 3 Arboriculture Melb. Polytechnic

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21
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Introduction

Tree Rapport has baen engaged by Dallas Leonard to carry out an Arboricultural Assessment
at 23 Williams Rd, Pt Lonsdale, Victoria 3225, in ling with modern arboricultural practices
and AS4970-2009 “Protaction of Trees on Development Sites”.

This report will include:
*  Tree Protection Zone (TPZ) and Structural Root Zone (SRZ) calculations
* Retention Values for onsite trees
*  Comments on trae health, form and structure
* Potential encroachment within surveyed trees’ TPZs by proposed driveway off
Killzarn 5t

iMethodology

David Stevens (AQF 1l and ¥ [(Dip) Horticulture (Arboriculture) Melbourne Folytechnic) from
Tree Rapport collected data on 24/12/2021.

Eleven trees ware assessed. These trees were nominated by the project architect. Six of
these are on the subject site. One is on & Killearn Ave. Four are nature strip trees (Borough
of Queenscliffe assets).

Tree numbers have been assigned to the subject trees.

The tree species were identified, measured (height [estimatad], width, Diameter at Breast
Height {DBH}] 1.4m above ground level, Diameter Above Root Buttressing {DARB], health,
structure, and retention value were assessed.

Avisual assessment of the trees was made from ground level in ling with modern
Arboricultural Practices and Principles, "AS 4970 — 2009 Protection of Trees on Development
Sites”; “AS 4373 — 2007 — Pruning of Amenity Trees’; AS/NZS 150 31000:2009 Risk
Management. The trees were not climbed and no samplas of the trees or site soil were
taken.

Fhotographs (iPhone 10) were taken on the day of assesament. Equipmeant used was a DEH
tape (measurements taken 1.4m above ground level unless stated).

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21 3
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Planning Controls

23 Williams Rd, Pt Lonsdale is located in the Borough of Queenscliffe and is subject to the
following zones and overlays:

Planning Zone:

General Residential Zone — Schedule 1 (GRZ1)

Planning Overlays:

Design and Development Overlay — Scheadule 4 (DDO4)

Vegetation Protection Overlay — Schedule 1 (VPO1) - (ie. A permit is reguired to remove,
destroy or lop all native or indigenous vegetation}.

Description of the Subject Site

23 Williams Rd, Pt Lonsdale is a residential property containing a double storey dwelling.
Approximate property boundary is shown in blue.

Figure 1: Satellite image of 23 Williams Rd, Pt Lonsdale. Source VicPlan.

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21 -
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Site Drawing and Tree Numbers

RUNEE

i

\ " P

Figure 2: Site map and tree numbers.

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21
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Tree Data
The following table shows all tree data collected during the assessment.

® Nature strip trees and trees on neighbouring properties are shaded grey
e Calculated D.B.H. is for multi-stemmed trees only. DBH = Vs12+ 522+ 532+ 542+ 552

loevigatum Tree

Melaleuca, Honey Onsite tree, not on survey, tall upright
armillaris Bracelet Mature Native 26 33 [ 4 Fair Fair Nil =20 Medium | trunk, bifurcated at 4m, canopy over fence
Myrtle line.
Onsite tree, laying down (6m), large decay
Lept Coaztal T ‘ ‘
e aspermum, oastal Tea Mature Native 34 55 25 3 Fair Poor Low 10-20 Low pockets throughout the trunk, crosses
losvigatum Tree ) . .
neighbour’s and nature strip boundary.
Mature strip tree, codominant stem with
Honey _ included bark, & Killearn Ave’s power and
Melale MNat 5t
a;;:::’ Bracelet Mature Native 29 34 4 5 Fair Fair L:':';e e =20 Low phone lines cross aver its crown, trunk
Myrtle laying on the ground for a metre, T2 is
encroaching its canopy.
Leptospermum, Coastal Tea 3 ) Onsite tree, laying down (Sm), major
Iat: Mat 18 22 3 3 F P L 10-20 L
loevigatum Tree ature ative alr oar ow oW decay pockets throughout the trunk.
_ Mature strip tree, laying down (7m)
Lept Coastal T MNat 5t ’ :
ep!a::._u:::;m, Tree &a Mature Native 39 B0 3 7 Fair Poor L:':';e e 10-20 Low bifurcated at 1.5m, large pockets of decay
' throughout the trunk, heavily pruned.
- _ Mature strip tree, phototropic growth to
Gold: 5 = Nat 5t ‘
Banksia, media = = Native 5 11 25 2 Fair Fair i =20 Low the east, bifurcated with included bark.
Stalk mature Tree
_ - Golden Semi- 3 ) Nature Strip Mature strip tree, bifurcated with included
Banks ed| Mative & 12 3 2 F P =20 Low ‘
A Stalk mature =i oar Tree bark, phototropic growth to the east.
Onsite tree, propped at base, heavily
Leptospermum, Coastal Tea 3 ; Wery . weighted to the north, danger of failure
* Mat: Mat 30 35 63 -] F L 10-20 High !
losvigatum Tree atare atve =i Poor o & over walkway, bifurcated at 1.2m with
included bark, pruned heavily.
Onsite tree, not on survey, phototropic
Lept, Coastal T ‘ y
SprospErmuUm, castalfea Mature Native 22 37 3 3 Fair Poor Low =20 Low growth to the west, pruned heavily,

encroaching T8's canopy.

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21
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Onsite tree, half the tree has been
remaved, remaining crown over fence

Melaleuca, Honey
o Bracelet Mature Native 36 48 12 Fair Poor Nil =20 Medium | . ; .
armillaris Myrtle ling, weed species, codominant stem with
v included bark.
Honey Located on . 5 -
Me.'a!'eur.ia, Bracelst Mature Native 41 54 10 Fair Poor neighbouring =20 Medium OHSI_E s, Wi T ":'ducled i
armillaris leaning to the south. DBH estimated.
Iyrtle property

Table 1: Tree Data

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21
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TPZ and SRZ Calculations

The following table shows the TPZ and 5RZ calculations.
& Al distances are measured from the centre of the trunk.
*  Mature strip trees and offsite/neighbouring trees are shaded gray.

Meialeuca, 3.12 2.08 Onsite A
armillaris
Leprospermum, 4.08 2.57 Onsite A
leevigatum
Melalsuca, 348 210 MNature Strip Yes
armillaris
Leprospermum, 216 1.75 Onsite MA
lgevigatum
Leprospermum, 468 267 Nature Strip Yes
laevigatum
Banksio, media 2.00 150 Nature Strip Yes
Banksia, media 2.00 1.50 MNature Strip Yes
Leprospermum, 360 215 Onsite MA
leevigatum
Leprospermum, 264 2.18 Onsite MA
laevigatum
Meialeuea, 432 2.43 Onsite MA
armillaris
Meialeuca, 452 259 Offzite Yes
armillaris (6 Killearn Ave)

Table 2: TPZ & SRZ Calculations

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21 B
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Tree Protection Zones

Figure 3: Tree Protection Zones, ArborCad V8

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21 g
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Drawing of Proposed Development, Encroacl]ment into TPZ of Tree 11
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Figure 4: Drawing of Proposed Development, Encroachment into TPZ of Tree 11

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21
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Discussion/Conclusions

Eleven trees were assessed. These trees were nominated by the project architect. Six of

these are on the subject site. One is on & Killearn Ave. Four are nature strip trees (Borough
of Queenscliffe assets).

Tree 1 was identified as a Melaleuco ormillaris — Honey Bracelet Myrtle, a native tree to
Victoria (a listed environmental weed within CoGG). T1 is an onsite tree. T1 presented Fair
health and Fair structure. It has a tall upright trunk bifurcated at 4m mark. Its canopy
crosses over the fence line. The tree’s retention value is Nil. Its ULE is =20 years. The
removal of this tree would be of benefit to the landscape.

Tree 2 was identified as a Leptospermum laevigatum - Coastal Tea Tree, a native tree to
Victoria. T2 is an ansite tree. T2 presented Fair health and Poor structure. The tree is laying
down {B6m) and has large decay pockets throughout the trunk. It crosses the neighbour's and
nature strip boundary. The tree’s retention value of is Low. Its ULE is 10-20 years. This tree
is not worthy of being a constraint to a developmeant design proposal.

Tree 3 was identified as a Melaleuca ormillaris — Honey Bracelet Myrtle, a native tree to
Victoria (a listed environmental weed within CoGG). T3 is a nature strip tree. T3 presented
Fair health and Fair structure. |ts trunk is laying on the ground for a metre and has 2
codominant stem with included bark. & Killearn Ave's power and phone lines cross over its
crown. T2 is encroaching its canopy. The tree’s retention valug is - Nature Strip Tree. To
remove this tree an Application of Removal would need to be made to the Borough of
Queenscliffe. Its ULE is =20 years. The TPZ of the tree enters the subject site and proposed
driveway.

Tree 4 was identified as a Leptospermum laevigatum - Coastal Tea Tree, a tree native to
Victoria. T4 is an onsite tree. T4 presented Fair health and Poor structure. the tree is laying
down {5m) and has major decay pockets throughout its trunk. The tree’s retention value is
Lowy. Its ULE is 10-20 years. This tree is not worthy of being a constraint to a development
design proposal.

Tree 5 was identified as a Leptospermum laevigatum - Coastal Tea Tree, a tree native to
Victoria. TS is nature strip tree. TS presented Fair health and Poor structure. The tree is
laying down (7m), and bifurcated at 1.5m. It has large pockets of decay throughout its trunk.
It has been heavily pruned. The tree’s retention value is - Mature Strip Tree. To remove this
tree an Application of Removal would need to be made to the Borough of Queenscliffe. lts
ULE is 10-20 years. The TPZ of the tree enters the subject site and proposed driveway.

Tree & was identifiad as a Bonksio media — Golden 5talk, a native tree to Western Australia.
TE is nature strip tree. Te presented Fair health and Fair structure. It has phototropic growth
to the east. The tree is bifurcated with included bark. The tree’s retention value is - Nature
Strip Tree. To remove this tree an Application of Removal would need to be made to the
Borough of Queenscliffe. 1ts ULE is 20 yaars. The TRPZ of the tree does not enter the subject
site. The TPZ of the tree enters the proposed driveway.

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21 11
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Tree 7 was identified as & Bonksio media — Golden Stalk, a native tree to Western Australia.
T7 is nature strip tree. T7 presented Fair health and Foor structure. It is bifurcated with
included bark. It has phototropic growth to the east. The tree’s retention value is - Nature
Strip Tree. To ramove this tree an Application of Removal would haad to be made to the
Borough of Queenscliffe. Its ULE is =20 years. The TPZ of the tree enters the subject site and
proposed driveway.

Tree & was identified as a Leptospermum loevigatum - Coastal Tea Tree, a native tree to
Victoria. T8 is an onsite tree. TR presented Fair health and Very Poor structure. Itis propped
at the base of its trunk and is heavily weightad to the north. There is an imminent
possibility of failure over the walkway. It is bifurcated at 1.2m with included bark. It has
been pruned heavily. The tree’s retention value is Low. I1ts ULE is 10-20 years. This tree is not
worthy of being a constraint to a development design proposal.

Tree 9 was identified as a Leptospermuim lgevigatum - Coastal Tea Tree, a native tree to
Victoria. TS is an onsite tree. T3 presented Fair health and Poor structure. The tree is not on
the survey. It has phototropic growth to the west. It has been pruned heavily. The tree’s
retention wvalue is Low. Its ULE is =20 years. This tree is not worthy of being a constraint to a
development design proposal.

Tree 10 was identified as a Meloleuco armillaris — Honey Bracelet Myrtle, a native tree to
Victoria (a listed environmental weed within CoGG). T10 is an onsita tree. T10 presented
Fair health and Poor structure. Half the tree has been removed; the remaining section is
over the fence line. The tree's retention value is Nil. Its ULE is »20 years. The removal of this
tree would be of benefit to the landscape.

Tree 11 was identified as a Melalevce armilloris — Honey Bracelet Myrtle, a native tree to
Victoria [a listed environmental weed within CoGG). T11 is an offsite tree. T11 presented
Fair haalth and Poor structure. It is bifurcated with included bark. The trae’s retention value
is — Located on Neighbouring Property. The TPZ of the tree enters the subject site. The tree
will incur a 9.9% TPZ encroachment (5RZ is not encroached) from the proposed
development (see Figure 4: Drawing of Proposed Development, Encroachment into TPZ of
Tree 11). This is considered a Minor Encroachment. AS 4970 — 2005 Protection of Trees on
Developmeant Sites, section 3.3.2 Minor Encroachments states: ‘If the proposed
encroachment is less than 10% of the ares of the TPZ and is cutside the SRZ (see Clause
3.3.5), detailed root investigations should not be required. The area lost to this
encroachment should be compensated for elsewheare and contiguous with the TRZ'

The tree’s vitality will not be impacted from this level of encroachment.

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21 12
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Recommendations

* T1andT10 are onsite trees. They have a retention value of Nil. These trees should
be removed. The subject site has a Vegetation Protection Owverlay — Schadule 1
(WPO1). A permit is reguired to remove, destroy or lop all native or indigenous
vegetation.

* T2, T4, T8 and T9 are onsite treas. They have a retention value of Low. These trees
are not worthy of being 2 constraint to a development design proposal. These trees
could be considered for removal. The subject site has 2 Vegetation Protection
Overlay — Schedule 1 (VPOL1). A permit is reqguired to remove, destroy or lop all
native or indigenous vegetation.

* T3 T3 Teand T7 are nature strip trees. These trees” TRPZs anter the subject site and
proposed driveway. Ta remove these trees, you will need to lodge an "Application to
Flant/Remaove Trees on Council Land (Local Law 303) (see Appendix 1).

*  T11 iz an offsite tree (6 Killearn Ave). The TRZ of this tree enters the subject site. The
tree will incur a 9.9% TPZ encroachment. This level of encroachment will not impact
the tree’s vitality. The existing fence will suffice as a TPZ barriar.

This report recommends the removal of trees HOWEVER this report DOES NOT give

permission for removal. These permissions must be sought from other authorities. Heavy
penalties for removal of vegetation without the correct permission may apply in some areas

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21 13
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Terms and Limitations of the Report

« Any legal information in this report has been provided to Tree Rapport by an
external source and it is assumed to be correct. All references to property title
and/or contral ar ownership of land are assumed to be correct as Tree Ropport has
been advised.

s Great care has been taken in sourcing information for this report so as it is correct.
Tree Ropport cannot be responsible for information provided which is not diractly
under control of its staff.

s No Tree Ropport employee shall be required to give testimony or attend court for
any matter in relation ta this report, unless further contractual arrangemeants have
been made.

e This report must not be altered in any shape or form. It has been written as a whole
document and is intended for use as a whole document. Any changes or
miadifications to this report not undertaken by Tree Ropport shall render this report
invalid in its entirety.

s+ |n no way is this report biased or weighted. The content of the report is written in
the full, honest opinion of Tree Roppart consulting arborist.

« Nodiagrams, pictures, graphs or other reference material in this report is said to be
to scale or value wnless stipulatad. All measurements and values are made to the
best of the author's ability at the time of reporting and should be checked before
using as final measurements for whatever reason.

s This report is developed around the information provided by our client in the project
brief. Only issues covered by the project brief are discussed in this report.

s All details, information and advice contained in this repart have been researched
and referenced. Where no reference is included, it is the author's learned opinion,
experience and obsarvations.

THIS REPORT IS WRITTEN UMDER FULL COPYRIGHT.
MO SECTION MAY BE REPRODUCED FOR ANY REASON WHATSOEVER, UNLESS WITH
THE WRITTEN PERMISSION OF TREE RAPPORT.

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21 14
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Appendix 1: Application Form to Remove a Council Tree

BOROUGH OF QUEENSCLIFFE

Application To Plant / Remove Trees on
Council Land qocal Lew 303

Address whare Works i5 10 B0 G GUE .ot se e s s e s e s e e st e s

Do you wish to plent or remove vogetation?  Plant [ Remove
Plepde state the bype of yagetation:  Tree [/ Sheub / Plant

FMease specify the name of tha plams if KNDWIT s s s

NIRRT G BRI Lo i b e e et ettt

Please draw @ sketch displaying distance from property fonce and/or road alang with any
other Bssets in this location.

1T - S 1 |- IR (ST R

“MusiciPal OFFgEs: 51 Lesrmonin Sirest Queanscdill, PO Box 23, Queenscl® 3235
+EENEnAL Enguimes: (D3] BS54 1377 Facsrale: (113 8258 3315 «Ormce Houms: 500 am - 4.00 pm
JERL - o g eeracl Fe e goe sU INTERNET: wive guesnsciffe vic.gov.au «ABN: 47 284 157 406
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Office Use Only:
Date Property Inspected: ... fuinfonn

Comments:

Approved as per application: |:|

Approved with following conditions:

Declined because: I:I

Mame of INSPecting OFfiCBI 1 msesssn s s s mssm s srs s s rsams s ans nmpmrs s s emmnnss
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Appendix 2: Tree Photos

T2: Leptospermum loevigatum — Coastal
Tea Tree

Myrtle

T3: Meloleuca armiligris — Honey Bracelet T4: Leptospermum igevigatum — Coastal
Myrtle Tea Tree
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SEat - X -.
..4'..’4:* o & ~ d _*w

S ™

T6: Bnksia media - Glden Stalk

T5: Leptospermum laevigatum — Coastal
Tea Tree

; : Rod

A ~3’_@ o

T7: Bonksic media — Golden Stalk T8: Leptospermum laevigatum — Coastal
Tea Tree

Tree Rapport, Arboricultural Assessment, 23 Williams Rd, Pt Lonsdale, 24/12/21 18




Borough
of Queenscliffe

Agenda for the Planning Review Meeting: 17 August 2022 Page 90 of 101

TS: Leptospermum laevigatum — Coastal
Tea Tree Myrtle

= Pl - -

T11: Meloieuco arrhiHaris - Honey Sracelet
Myrtle
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Glossary of Terms

Age Class
Juvenile A Seedling or 5apling
A tree that is actively growing and shows significant increases in annual growth.
Young The duration and extent of the growth is dependent on the species and cultural

conditions in which the tree is growing.

A tree that shows active annual growth and has not yet reached its genetic
potential with regard to canopy height and width. The onset and duration of
semi-maturity is dependent on the species and cultural conditions in which the

Semi-Mature

| tre= is growing.
A trea that shows minor annual growth and has reached close to its maximum
Mature genetic potential. The onset and duration of maturity is dependent on the
species and cultural conditions in which the tres is growing.

A mature tres that is in physiological decline showing little or no annual growth.
Senescent Tha onset of senascance is dependent on the species and cultural conditions in
which the tree is growing.
A tree with reduced vigour or showing mo signs of annual growth due to
enviromnmental stress, pathogenic or natural causes.

Decline

Calculated DBEH
Used to calculate the total DBH for multi-stemmed trees only.

Formula used: DBH =517 + 227 + 237 + =47 + 557

Decurrent
Tree torm which develops when the lateral branches grow as fast or faster than the terminal shoot.
This results in a tree with a broad spreading form and multiple trunks.

Defect
An injury, growth pattern/habit, decay or ather conditions that may raduce the tree’s structural

imtegrity or affect its health.

Diameter at Breast Height (DBH)
The trunk diameter measured at 1.4m abowve ground level determined from the circumference of the

trunk divided by oi ).

Diameter at Root Buttress (DARE)
The trunk diameter measured from tha point at which the tree’s root buttressing/flare initiates.

Dieback
The progressive death of shoots or roots starting at the extremities.

Dynamic Load
A force created by @ maoving load or a load that changes with time and/or motion.

Encroachment

Anincursion into a tree’s TPZ from a proposed development or existing structure or buildings.
Energy Production

The production of energy resulting from photosymthetic material that converts sunlight into
carbohydratas and oxygen which is then usad for tree growth, root development, root exudates for
soil associates, reproduction, storage and defence.
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Excurrent
Tree form which develops when a dominant leading shoot outgrows the lateral branches. This
results in a narrow, cone-shaped crown with a clearly defined central trunk.

Farm
Good A trae with a typical canopy shape for its species. |
Fair A tree with a canopy presenting with signs of an altered shape such as a minor
canopy bias, previous pruning or phototropic growth habit.
Poor A tree with a significantly atypical or altered shaps.
Health
Good A tree that presents with a full, dense canopy, with no signs of pest or disease
and strong vigour.
A tree which may show signs of reduced vigour with some small diamster
Fair deadwood. It may have some pest or disease damage that is not causing a
sigmificant impact to the tree.
Poar A tree which may be in decling with little to no annual growth. Pests and diseass
may be widespread throughout the tree and/or diz-back prasant, sparse canopy.
Very Poar A tree in significamt d—'-_.l:lir'e Eh-:l'.:.'ir'g no annual growth. Large sections of die-
back are present and is very unlikely to recover.
Dead A tree with no signs of life and a completely dead canopy.
Load

A term used to indicate the magnitude of a force.

Lopping
The indiscriminate cutting of a tres to reduce its size. (Mot regarded as an acceptable practice and
does not comply with AS4373-2007 “Pruning of Amenity Trees’).

Nutrient Uptake
The process in which a tree captures elements that are essential for growth.

Nutrients
Muolecules that all organisms nead to make energy, grow, develop and reproduce.

Origin
. A species found in = specific region as a result of only natural process with no
Indigenous P ] . F £ ¥ F
| human intervention.
Native | A species found in a broader region or country.
Exotic A species that is native to a country other than Australia.
Pathogen

A bacterium, virus or other microorganism that can cause disease or infection.

Percentage (%) Encroachment
The calculated level of encroachment into a tree's TRZ.

Primary Disorder

An initial, inhibiting or abnormal condition that impairs the performance of one or mare vital
functions of a tree.
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Pruning

The process of removing branches or occasionally roots from a tree using approved arboricultural
practices, to achieve a specitied objective.

Secondary Disorder
A disorder that develops atter a tree is stressed by a primary disorder.

Significance/Ratention Value

High

Medium

A mature tree that contributes positively to a site due to its botanical, historical
or local significance in combination with good physiological characteristics such
as health, form, structure and future development. Significant efforts should be
made to retain this tree and it should be considered for retention within a

| proposed development.

A semi-mature to mature tree which exhibits fair or good characteristics of
health, structure or form and/ar may provide some amenity valus to the
surrounding area or habitat value. Should be considered for retention if possible
within a development design proposal and may be modified to allow for
construction (eg: canopy pruning, root pruning =tc).

Low

Mil

A tree that provides minimal contribwtion to the surrounding landscape and/or
may be in poor or declining health. This tree may have a poor structure, poor
form, be a noxious/poisonous or listed weed species or 2 combination of these
characteristics. It may be in an inappropriate location. This tree is not worthy of

| being a constraint to a development design proposal.

A tree with no landscape significance and its retention is inappropriata. The
remowal of this tree would be of benefit to the landscape.

Signs

Objective physical evidenca of a causal agent {sg: insect eggs, borer holes, frass).

Soil Compaction

The comprassion of soil resulting in reduced macropore space and soil wvolume. This restricts the
infiltration of water through the soil profile, impades the efficiency of nutrient and water uptake,
restricts new root development and root exploration and impedes gassous exchange between root
cells and the stmosphers.

Static Load

A constant load exerted by 2 mass due to its weight.

Strain

The extent to which a material deforms under an applied force or stress.

Stress

A factor that negatively affects the health of a tree and stimulates a physiclogical response.

Structural Root Zone (SRZ)

The area around the base of a tree required for stability in the ground. Woody root growth and soil
cohesion in this area are necessary to hold the tree upright. The 5RZ is normally circular with the
trunk at its centre and is expressed by its radius in metres.
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This zone considers a tree’s structural stability only and not the root zone reguired to maintain
vigour and long-term viability. [A54970-2002 Protection of Trees on Develapment Sites).

Formula Usad: SRZ radius = (D x 50)***x 0.64

O = Trunk Diameter, in metars, measured above the root buttress.

Structure

Good

Fair

Poor

A tree with structure that is typical of its species with no defects such as decay,
included bark, cracks, splits, tears outs. Generally, with a single dafined trunk

| with secondary limbs presenting with good attachments.

A tree with minor defects in its canopy but is generally free of any significant
structural issues. Pruning may be required to fix minor defects. Its canopy will

| mostly be symmetrical and typical of its species.

A tree presenting with 1 or more defects such as included bark, co-dominant

stems, poor attachments and may also have an atypical or asymmetrical canopy.

The defects may be able to be rectified with pruning.

Very Poor

A tree with significanmt defects related to its primary stem or secondary scaffold
limbs that cannot be rectified with pruning or other measures. This removal of
this tree may be required in the short term.

Hazardous

A tree with major defects that is likely to fail and should be removed as soom as
possible.

Symptoms

Subjective reactions to 3 disease or disorder (eg: wilting, disback, defaliation).

Tree Protection Zone (TPZ)
A specified area above and below ground and at a given distance from the centre of the trunk set
aside for the protection of a trees roots and crown to provide for the viability and stability of a tree

to be retained whers it is potentizlly subjact to damage by developmant. {AS4573-2005 Protection

af Trees on Development Sites).

Formula Used: TPZ radius = DBH x 12

Useful Life Expectancy [ULE)

A dead, dying or dangerous tree with significant defects, poor health or

0 y=ars | requires remaval in tha short term.
<5 years A poor EKE.F"||:.I|E of the species that is in decline or will likely die or requires
| remaoval within 5 years.
5-10 years A tree in fair condition that contributes to the amenity of the landscaps in
| which it is growing, can be retained with a tolerabla level of management.
A tree in fair-good condition that contributes to the amenity of the landscape
10-20 years in which it is growing and can be retained with an appropriate level of
| management.
A healthy tree in good condition that will contribute to the amenity of the
=20 years landscape in which it is growing for at least another 20 years with an
appropriate level of management.
Vigour

The owerall health, condition and resilience of a tree, reflected in the ability of the whaole tres to

Zrow.
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Waork(s)

Any physical activity im relation to land that is specified by the determining authority.

Wound Response

Mew wood developing in responss to a wound.

Woundwood

Stromg woody tissus that grows behind a callus which replaces it in that location. Woundwood closes
wounds, then normal wood continues to form. After wounding, a callus forms around the margins of
the wound. Woundwood forms later as the cells become lignified. It is not meristematic but is high

im lignin.

Glossary

Term
Non-woody roots

Definition
Roots where the primary function is the absorption of water and nutrients in
solution. 5mallest non-woody roots also referred to as ‘fibrous™ or “fine” roots.

Wound wood

Refers to the tissue formed at the margins of a cavity or wound. The margins of this
new tissue may eventually meet, closing off the face of the wound.

Scaffold A primary structural branch of the crown or primary structural root of the tree.
branch/root
Epicormic Shoaots which arise from adventitious or latent buds. These shoots often have a

weak point of attachment. They are often a response to strass in the tree. Epicormic
growth/shoots are generally a survival mechanism, often indicating the presence of
a current, or past stress event such as fire, pruning, drought, stc.

Included Bark

Lion tailed

Root plate

I Bi-furcated

The pattern of development at branch or stem junctions where bark is tumed
inward rather than pushed out. This fault is located at the point where the
stems/branches meet. This is normally a genetic fault and potentially = weak point
ot attachment as the bark obstructs healthy tissue from joining together to
strangthen the joint.

Branches that are long with a crown on the end far from the trunk. Giving
slenderness problams.

Generally, the area and the conditions in which tree root growth may occur or is
occurring. Normally the minimum rooting environment is definad by the Tree
Protection Zons (TPZ), however, as root growth can be restricted by structures,
pavemsents, rock, soil type, soil moisture, etc, the area available for root growth
may not be evenly distributed or develop in 2 symmetrical manner ogut from tha
tres.

Natural division of a branch or stem into two or more stems or parts.

Borer
(lenghom beetla)

Bora is an insect that chews though the wood. This happens in the vascular systam,
this is where the tree function through water and nutrients. This can ring bark the
tree or branch coursing it to die. This happens in the larvas stage.
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6. APPENDIX 2 (CONFIDENTIAL) SUBMISSIONS: 23 Williams Road, Point Lonsdale

PLEASE SEE APPENDIX 2 (FOR CONFIDENTIAL DISTRIBUTION TO COUNCILLORS ONLY)
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7. APPENDIX 3: APPLICANTS RESPONSE TO SUBMISSIONS: 23 Williams Road, Point Lonsdale

PLAMNIT
COHEBULT H G
Wednasday, 2§ June 2022
Via Email: ionahunter-evans@queenscliffe. vic.gov.au
Dea Rona
Application for Planning Permit No: 2022/040
Address 23 Willlams Roed, Point Lonsdale
Proposal: Corstruction of a sacond dwalling, alterations to an existing dwalling, subdivision of the land into two

(2) lots and remaoval of native vagetation

PURPOSE

We write in response to a number of objections receive to the abovermentioned application.
Pleasze see the following response to the summarised points of objection.
Lot is too small

From a strategic planning perspective there is a general direction now proposed for towns in the Bellarine
Peninsular to contain growth within existing settlement boundaries and support infill development opportunities
within existing serviced towns rather than developing new greenfield areas.

This policy direction is reflected in Clause 11.02-15 Supply of urban land of the Queenscliffe Planning Scheme which
includes the following strategy. Planning for urban growth should consider:

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

Clause 15.01-35 Subdivision design also supports this strategic direction by recommending the creation of compact
neighbourhoods within walkable distance to the town's activities.

The subject land is in the General Residential 1 Zone where there is no minimum lot size. There are also a number
of small lots nearby that contain houses within this area. The application demonstrates that a dwelling can be
constructed on a lot of this size which is not prohibited in the zone or overlays that effect this land. Mor is the lot
effected by any restriction on title that prevents its subdivision.

The creation of smaller lots results in a more sustainable use of available vacant land within an existing serviced area
and represents the only opportunity for some town growth within Point Lonsdale which is supported in the planning
scheme.

An example of approved compact infill development utilising small lot development is illustrated in sites
immediately located to the south and east of the subject site.
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PLAMNIT

CONWEBEUWLTING

The dwelling is out of character

The proposed dwelling is designed to reflect the nature of the existing character of the area. The surrounding area
rom the older informal single story fibro design to more
modern styke homes and landscaped surrounds.

Some lots are enveloped by native vegetation whilst others are clearly visible from the public realm along lot and
street frontages. Examples of the dwelling varieties are included in the planning report submitted as part of this
application.

The proposed dwelling like some other dwellings in this precinct has gabled roofed and is a lightweight building
design proposed to be constructed with materials that are reflective of neighbouring houses and are often used to
assimilate new built form with the existing character of dwellings in coastal towns.

Landscaping with indigenous species is proposed to be planted surrounding the new dwelling which will also
assimilate and compliment the treed surrounds of parts of this precinct.

Inadequate sethacks

As indicated in the Planning reports assessment of clause 55.04-1 side and rear setbacks the existing dwelling and
proposed dwelling are sited with all setbacks that are consistent with 5tandard B17. The site context plan provided
as part of this application also illustrates considerable variety of dwelling setbacks in this area with no established
consistent setback theme.

Over shadowing

All adjoining properties seduded open space will receive five hours of sunlight between 9am and 3pm on 22
September as illustrated in TP11 and TP12 provided as part of this application. The application iz also considered to
comply with the overlooking standard of Clause 55.04-6.

Dangerous traffic conditions

The application entails the addition of one dwelling at this location which is serviced by a local road network where
speed restrictions are low, and all lots have direct access to this road network. Therefore, it is acceptable that
drivers would anticipate and expect vehicular access from all developed bots in this area and one additional driveway
would not change these existing conditions.

In addition, Williams Road and Killearn Avenue are not a main through way or a connector road category where
traffic conditions and direct vehicle access considerations are more significant. It also should be noted that the
proposed new cross over will be located a considerable distance from the Williams Road and Killearn Avenue comer
which is claimed to be a dangerous intersection.

Impact on the visual amenity

As previously advised the neighbourhood character displays a variety of housing types including those well disguised
by boundary landscaping and those where the built form is clearly visible with little or managed landscaping
adjoining road frontages.
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CONBULTING

The visual impact of this development is limited to the immediate area surrounding the site and will not dominate
the overall visually amenity of the surrounding area. This impact is considered acceptable and not out of character
with other dwelling frontages in this area.

As advised the dwelling will be constructed with material that is reflected by surrounding dwellings and the addition
of landscaping will further assimilate the development of this site consistent with the broader neighbourhood
landscapes. Also please note that the existing vegetation surrounding the existing dwelling will be retained at the
corner of Killearn Avenue and Williams Road which is the most prominent frontage at this location.

If you wish to discuss these matter further please don’t hesitate to call.

Yours sincerely

Chis Marshall
Principal Town Planner
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8. CLOSE OF MEETING
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