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INTRODUCTION

1.1

1.2

Planisphere has been asked to provide an urban design peer review of the combined
planning scheme amendment Ci93 and planning permit application at 221-229
Numurkah Road and 10 Ford Road, Shepparton.

The land is proposed to be rezoned via Amendment C193 to the Greater Shepparton
Planning Scheme, and developed for a supermarket, medical centre, community
meeting space and specialty retail shops. This report considers policy from the
Greater Shepparton Planning Scheme and other strategic planning documents
relevant to the subject site.

A site visit was conducted on 8 May 2017 (refer to photos at Appendix A).

PROPOSAL SUMMARY

The applicant for the proposal is Debra Butcher Consulting Pty Ltd, on behalf of
Lascorp Development Group Pty Ltd. The application is currently being assessed
under Section 96(1) of the Planning and Environment Act (1987) as a combined
planning scheme amendment (C193) and use and development proposal. The Council
is the responsible authority for the amendment and permit approval. The Council
referred the Amendment to Department of Environment, Land, Water and Planning
(DELWP) for authorisation to exhibit on 20 April 2017.

On 5 April 2017, Council received advice from DELWP that the Amendment would be
authorised subject to the following conditions:

=  Council consider the State Planning Policy regarding urban design and
built form at Clause 15.01 and local strategies at Clause 21.06-5 of the
Greater Shepparton Planning Scheme

= Council review the application against the Activity Centre Design
Guidelines: Interim Design Guidelines for Large Format Retail Premises
and the assessment criteria outlined in the Commercial Activity Centres
Strategy.

DELWP has requested the above policies be reviewed in addition to the existing
Explanatory Report for the Amendment to ensure the design and built form of the
development meets best practice and the future needs of residents of Shepparton
North and the wider community. Those policies are addressed in Section 3 of this
report.

ABOUT THIS REPORT

This report has been prepared to assist Council in its review of the current application
against Clause 15.01, Clause 21.06-5 and the relevant activity centre design guidelines
as outlined above.

The report contains the following sections:

= Overview of the subject site and PSA C193
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= Assessment of the proposal against relevant policies from the planning
scheme, Activity Centre Design Guidelines: Interim Design Guidelines for
Large Format Retail Premises and the assessment criteria outlined in the
Commercial Activity Centres Strategy and other strategic work currently
being undertaken by Council

= Peerreview summary and recommendations

] Conclusion.

THE DESIGN RESPONSE

A site visit was conducted on 8 May 2017 (refer to photos at Appendix A). According
to the Greater Shepparton Activity Centres Strategy (2015) and analysis undertaken as
part of the UDF Addendum (2017), the Shepparton North commercial area plays a role
as a regional retail and light manufacturing hub beyond the Shepparton township, as
well as a subregional centre. In the planning scheme, the area is identified as needing
further convenience retail opportunities and lower order community facilities. In
addition, it has been identified as being able to accommodate further bulky goods
retail (refer to Clause 21.06-5).

The nature of the highway corridor is defined by large format bulky goods retailing
and some light manufacturing uses with a variety of front setbacks and building
typologies.

BUILDING DESIGN

The proposed supermarket, retail premises, medical centre and community centre are
designed as a large format premises, ‘wrapped’ with smaller shops that face the car
parking area around the main building footprint.

The building has a large footprint, with retail space totalling 5,990sqm, of which
3,960sqm is the supermarket/liquor retail, and 2,030sqm is the specialty retail shops.
A further 300sqm is provided for the medical centre on the south-west corner of the
building, and a 100sqm for the community centre on the northern building frontage,
facing Ford Road.

The minimum building height will be approximately 6m, with a maximum of 7.5m
across the main built form, and 8m at the building’s entrance feature.

A palette of muted colours and tonings has been chosen for the building materials, as
follows:

=  Timber-look cladding (form-liner ribbed concrete finish cladding in grey)
= Aluminium battens (light and dark grey)

= Aluminium cladding to the loading dock and canopy fascia (dark grey)

=  Compressed fibre cement sheeting (dark grey)

*  Precast concrete panels with texture paint finish (dark grey)

*  Brick cladding punctuated by vertical timber-look battens (parapet walls to
the supermarket component of the building).

The palette of materials and colours is contemporary in its selection, and provides a
variation between textures and finishes across the built form. Large areas of glazing
will be provided via the retail frontages on the north (Ford Road) and west (Numurkah

© planisphere 2017 6



Urban Design Peer Review | Greater Shepparton Amendment C193

Road) elevations. The neutral aspect of colours selected should respond well to the
broader landscape setting of the area, defined by broad paddocks and remnant
eucalyptus.

A single, main entrance is located on the western (Numurkah Road) frontage, with a
higher (8m) projecting canopy component extending towards the town centre on the
west of the building. The entrance will provide shade and add visual interest to the
built form, while clearly demarcating the entrance to the centre. The entrance will be
defined by a large, projecting structure with fins and poles that highlight both the
town centre and entryway.

Feature canopies are also included on the two main building corners (south-west, the
medical centre; and north-west, specialty retail) enhancing the visual prominence of
these uses in the space.

The 3D renders provided as part of the application show wall panels featuring metal
extrusions, timber-look battens on wall panels and high use of glazing to shop fronts
which will add visual interest and encourage active frontages around the building. Use
of vertical and horizontal battens on different wall panels highlights different built
form components and visually defines different uses within and around the building.

The architectural design response is supported by areas of landscaping around the
built form and extending through the car parking area (further details are provided in
the ‘landscape’ section below).

SITE LAYOUT

The proposed centre will be located towards the south-east corner of the subject site.
Two ‘pad’ sites are proposed for development in future stages; one directly abuts
Numurkah Road and Doody Street, on the south-east corner of the site.

The second ‘pad’ site is located directly adjacent to an adjoining property at 231-237
Numurkah Road, towards the north-west portion of the subject site. This second ‘pad’
site will directly abut Ford Road. The future use of these sites has not yet been
identified.

The building will be set back from its boundaries as follows:
= 227.83m from Numurkah Road
=  72.05m from Ford Road
=  6.5mfrom Doody Street
=  12mfrom eastern boundary
=  3measement along eastern boundary (drainage).

A 3m drainage (pipeline) easement will run along the eastern property boundary as
part of drainage management in the area.

INTERFACES

To the north, the proposed development will address Ford Road. In this location, a
number of small retail holdings will also address the street frontage, while being set
within the car parking area approximately 7om from Ford Road. The Ford Road
interface effectively acts as a transition area between the commercial strip along
Numurkah Road the Goulburn Valley Highway precinct, and the residential area
extending from the eastern site boundary.
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To the south, the proposed development addresses Doody Street. In this location
there is a narrow setback to the public realm, and the development is set back a
maximum of 6m from the southern boundary. The wall height on the south elevation
ranges between 6.125m and 7.5m, effectively presenting as two storey built form to
the public realm.

On the building’s east elevation, a loading/unloading area is proposed adjacent to the
boundary. This boundary also marks a zone transition from the proposed C1Z to
residential. The interface will be mitigated by a 3m wide drainage easement proposed
in this location

PROPOSED TOWN CENTRE

On the west elevation of the proposed development, a ‘town square’ has been
provided. A small pedestrian refuge has also been provided on the north elevation at
the entrance to the community centre.

The proposed centre is set well within the subject site, at a distance greater than
adjoining properties fronting Numurkah Road, with the exception of the pad site on
the south-west, to be developed in a future stage. Given the scale of the Numurkah
Road and Goulburn Valley Highway, and the configuration of the subject site
(wrapping around an adjoining property on the corner of Numurkah Road and Ford
Road), it is considered that the proposed site layout pragmatically responds to layout
constraints.

SIGNAGE

The proposed pole signage for the multiple retail premises will be clustered and that
only one sign will be located on the Ford Road and Numurkah Road frontages, with a
maximum height of 11.5m.

ACCESS AND MOVEMENT

Pedestrian access to and from the site will occur via two main walkways from
Numurkah Road and Ford Road; a pedestrian path from the residential area to the
east will also be provided on the south side of Doody Street, with a zebra crossing
linking to the subject site. According to the Traffic Engineering Assessment, (Traffix
Group, January 2017), adequate pedestrian sight triangles will be available at all
proposed crossovers. The main pedestrian pathways through the site have been
located in the centre of parking bays, with linear and clearly defined edges. Zebra
crossings will be provided at any point where pedestrians are required to cross the car
parking area outside the protected path.

Cyclist parking has been provided on the west elevation of the building, adjacent to
the town centre area. Staff parking is provided on the south of the building in a secure
area. Cyclist paths should be clearly defined through the site and signage/line marking
be used to communicate mode share areas, if it is proposed for pedestrians and
cyclists to share accessways (e.g. the main access routes to the site).

Car parking areas have been located to the west and north of the building, with access
from Ford Road, Numurkah Road and Doody Street. The areas of car parking will be
shaded using sails above car parking spaces, and trees planted throughout the car
parking area.
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Truck movement for deliveries to the supermarket and specialty tenancies will be
managed along the eastern boundary of the site, with trucks entering from Ford Road
and exiting via Doody Street. A ‘click and collect’ pick up area will be located on the
southern side of the building, towards the east.

Services and trolley areas will be located on the east of the building.
Landscape

The landscape plan shows large canopy trees are to be provided throughout the car

parking area. A Landscape Plan Guide has recently been prepared for Council (Spiire,
December 2016) and it is recommended that the landscape plan reflect the relevant

requirements set out in the plan for Commercial Developments (Section 7). The Plan
specifies Council's preference for:

) Streetscape and property interfaces;
= Garden beds; and
= Carparks.

The Plan also specifies plants relevant to the local Ecological Vegetation Classes (EVC)
for Shepparton, and it is recommended that plants selected are chosen from that list.

A town centre with raised garden beds and grassed areas for passive contemplation
has been provided at the main entrance to the centre, providing a small green space
for visitors to the site. Some seating will be provided in this area. Garden and grassed
areas are also proposed adjacent to the medical centre, towards the south-east of the
site.

SUBJECT SITE & SURROUNDS

The subject site at 221-229 Numurkah Road and 10 Ford Road, Shepparton (also
known as Lot S2 on plan of subdivision PS527826) has an area of approximately 4.05
hectares and is an irregular L-shape with frontages to Ford Road (18om), Numurkah
Road (100m) and Doody Street (10om). The land is currently undeveloped and is
generally flat.

The subject site is located within the Commercial 2 Zone (C2Z) and the land is not
affected by any overlays. The site directly abuts land in the Road Zone, Category 1
(RDZ1) on Numurkah Road/Goulburn Valley Highway, to the west.

It is noted that a current planning permit amendment is being considered for the 'IGA’
site at 117-193 Numurkah Road (south of the subject site), and that land to the
immediate south of the subject site on Doody Street has been identified for a future
child care centre. A 3m drainage easement is proposed to run along the eastern
property boundary, adjacent to the GRZ1 land.

THE SURROUNDING AREA

The subject site is located on the northern extent of Shepparton within the City of
Greater Shepparton. Shepparton is the fourth largest regional centre in Victoria and is
a key service centre for a broad region of north-central Victoria and southern New
South Wales. To the immediate north of Numurkah Road and Ford Road, land is
zoned General Residential Zone 1 (GRZ1), and contains a number of single storey
residences and large vacant lots.
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Directly to the site’s east, land is zoned General Residential Zone, schedule 1 (GRZ1).
Land in that area is currently being used for agriculture (small vineyard) and a small
number of single storey, detached dwellings (refer to Appendix A: Site Visit). Further
east, land to is zoned Neighbourhood Residential Zone 1 (NRZ1) and contains a
number of single storey, detached dwellings that form the suburban fringe of
Shepparton North. Generally, the residential area is expected to undergo some
change as further areas of residential land have been identified in Shepparton’s north.

To the immediate west and south of the site, land is zoned Commercial 2 Zone (C22)
and contains numerous bulky goods retailers including Solar City Marine & Caravans,
Haeuslers Shepparton and O’Connor’s Shepparton. The pattern of development along
Numurkah Road in Shepparton North is defined by wide frontages, generous front
setbacks and large format retail or bulky goods-style warehouse developments with
office or showroom components.

Further west and south-east of the subject site, some land is zoned Industrial 1 Zone
(IN2Z). This area contains a range of manufacturing businesses.

Shepparton operates a number of bus routes that service the area. The bus stop
closest to the site is located approximately 720m to the south on the corner of
Numurkah Road and Hawkins Street. This stop is serviced by Route 4 which operates
to and from Shepparton to Connolly Park, terminating at the Shepparton Bus
Interchange.

FIGURE 1: EXISTING ZONES MAP
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FIGURE 2: EXISTING OVERLAYS MAP
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URBAN CONTEXT: SHEPPARTON NORTH GATEWAY COMMERCIAL
PRECINCT

As highlighted in the Shepparton North and South Business Areas Urban Design
Framework Addendum (Planisphere, 2017), the area is considered to be a northern
gateway entrance to the town. The existing urban and semi-industrial area has a
coarse grained (large format) character defined by ‘big box’ agricultural supplies and
large scale commercial buildings with hard stand car parking areas and warehouse-
type built form.

Recent developments towards the southern part of the precinct present with
narrower front setbacks. Due to the variety of lot sizes across the precinct, setbacks
may be determined by the lot layout itself as well as informed by adjoining
development. This has resulted in a transition of built form types based on lot size or
proximity to the southern part of the precinct.

There is a variety of existing front setbacks along Numurkah Road, with some
buildings set back as far as 7om.

Limited landscaping in the private realm has been provided in a manner that
contributes to the canopy of the corridor beyond remnant eucalypts. Palm trees have
been used in some instances however these do not provide shade or heat relief as
adequately as broader canopy trees.
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FIGURE 3: EXISTING PATTERN OF DEVELOPMENT ALONG NUMURKAH ROAD
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FIGURE 4: EXISTING PATTERN OF DEVELOPMENT ALONG NUMURKAH ROAD
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AMENDMENT BACKGROUND

Planning scheme amendment (PSA) C193 has been prepared by Greater Shepparton
City Council, which is the planning authority for this amendment. The Amendment
has been made at the request of Debra Butcher Consulting Pty Ltd, on behalf of
Lascorp Development Group Pty Ltd.

In June 2016, Council received an application to rezone land at 221-229 Numurkah
Road and 10 Ford Road, Shepparton (the subject site) from Commercial 2 Zone (C2Z)
to Commercial 1 Zone (C1Z) and to use and develop the land for the purpose of a
supermarket, medical centre and retail premises. The planning permit relates to
development of the two aforementioned properties; the amendment also applies to
land at part of 38-50 Ford Road, Shepparton and part of 25 Hawkins Road,
Shepparton, which are proposed to be included partly within a Public Acquisition
Overlay (PAO) but not rezoned to CaZ.

The proposal has been made pursuant to Section 96(1) of the Planning and
Environment Act (1987) and the relevant Clauses of the Greater Shepparton Planning
Scheme (the planning scheme).

Under the existing zoning provisions (Commercial 2 Zone or C2Z), use of the land for a
supermarket with a floor area greater than 1800 square metres is prohibited.
Therefore, the land must be rezoned to Commercial 1 Zone (CaZ) to enable an
application to be made for the proposed use and development. As outlined in
Council’s Explanatory Report, the proposed combined amendment and permit will
facilitate development of the subject site for a supermarket, associated retail
premises and a medical centre, to support the northern parts of Shepparton.

In summary, the combined planning scheme amendment (PSA Ci193) and permit
application (2016-269) is to:

Rezoning:

= Rezone land at 221-229 Numurkah Road, 10 Ford Road from
Commercial 2 Zone (C2Z) to Commercial 1 Zone (C1Z) (the subject site)

= Apply a Public Acquisition Overlay (PAO) to a portion of 221-229
Numurkah Road, part of 38-50 Ford Road and part of 25 Hawkins Road
in favour of Council, to provide for drainage infrastructure associated
with the Yakka Basin catchment

= Amend Schedule to Clause 45.01 Public Acquisition Overlay; PAO23 will
be placed over the entire portion of the site servicing area to ensure
consistency. The acquiring authority is the Greater Shepparton City
Council.

Planning permit application (2016-269):

= Develop land for a supermarket (trigger for the rezoning requirement),
medical centre and retail premises

= Construct and display business identification signage

= Reduce the number of car parking spaces required under Clause 52.06

© planisphere 2017 13
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C193 EXPLANATORY REPORT

Council has assessed the proposal against its Commercial Activity Centres Strategy
(November 2015) and found there is strong support for the proposal in this strategy.
According to Council:

The Strategy includes the permit granted to the Fairley’s IGA site for an additional
4000 square metres retail space in its baseline assessment of available retail floor
space, noting there is a current floor space cap of 8,000 square metres retail.

[The Strategy] further states that the opportunity for expansion within the vacant
Commercial 1 Zoned land has not been realised and while it is identified as a sub-
regional centre in the hierarchy, the Strategy identifies it is currently functioning in
a more limited role.

The centre is dominated by a single use (supermarket) and a lack of diversity in the
retail and commercial activities when compared to the other sub-regional centres of
Riverside Plaza and Mooroopna. For the centre to realise its expected sub-regional
service role, it must contain a broader range of retail and commercial functions.

The Strategy recommends six actions in relation to the Shepparton North Activity
Centre, five of which relate to this proposal. Action 1 encourages the expansion of
retail and commercial facilities in the existing Commercial 1 Zone area. However,
Action 3 states that retail and commercial development may be appropriate outside
the existing Commercial 1 Zone specifically to accommodate a second supermarket,
and that an appropriate site in the area fronting the Goulburn Valley Highway
between Ford Road in the north and Hawkins Street in the south can be endorsed
for this extension to the Commercial 1 Zone. The proposed combined amendment/
permit therefore aligns with this action.

The proposed amendment/ permit also aligns with Action 2, providing a range of
retail and non-retail facilities consistent with sub-regional status, including a
second full line supermarket. A provision in C192 ensures this will not include a
major non-food retail anchor.

Council has assessed the proposal against the relevant urban design considerations
contained within the Commercial Activity Centres Strategy and found that:

The proposal is consistent with the guidance for developing additional retail floor
space as provided in the Strategy and with the draft Urban Design Framework:
Shepparton North and South Business Areas Addendum (2017), as prepared by
Planisphere.

The combined permit/ amendment allows for a thorough consideration of the
proposed design and layout of the development, to ensure it integrates
architecturally and functionally into the surrounding areas.

The proposal provides sufficient articulation and activation along the eastern
elevation (frontage), with the inclusion of landscaping to create a town square,
fenestration to provide surveillance of the street/ car parking area and provision of
seating for cafes.

The northern elevation provides access from all retail onto the street, with
identification for each frontage.
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The western elevation is a long wall, however it is considered appropriate given it is
primarily for loading and heavy vehicle access. Landscaping, and a drainage
easement setting back the building from the boundary will ameliorate the impact of
this wall to the west.

The southern boundary will be sufficiently articulated given its primary function is
access to the click and collect bay and loading for the medical centre.

The building will be particular via fenestration to the front of the building provided
by the medical centre and a green wall along the central element, as well as
landscaping, softening the appearance from the street.

Pedestrian access will be provided along the southern boundary of the site,
separated via a landscaped nature strip, which is considered an appropriate
measure to protect the safety of pedestrians given the road will be used by heavy
vehicles.

The proposal provides pedestrian access and cycling connections to the proposed
residential developments to the north east and east of the site and permit
conditions will require provision for public transport infrastructure at the site.

The proposal integrates with a range on non-retail commercial and community
facilities, including a medical centre and community facility, with easy access to the
recently approved childcare centre to the south.

In addition to the urban design assessment Council has undertaken, this report will
provide further analysis against the:

= State Planning Policy regarding urban design and built form (Clause 15.01
and local strategies at Clause 21.06-5 of the Greater Shepparton Planning
Scheme)

= Activity Centre Design Guidelines: Interim Design Guidelines for Large Format
Retail Premises and the assessment criteria outlined in the Commercial
Activity Centres Strategy.
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POLICY FRAMEWORK

3.1

As outlined in Section 1 of this report, the proposal will be reviewed against Clause
15.01 and Clause 21.06-5 of the planning scheme, as well as the Activity Centre Design
Guidelines: Interim Design Guidelines for Large Format Retail Premises, using the
assessment criteria outlined in the Commercial Activity Centres Strategy.

This assessment will be used to inform the recommendations and actions in Section
5, including any changes to the site layout and building design required as a result of
the review.

GREATER SHEPPARTON PLANNING SCHEME

CLAUSE 15-BUILT ENVIRONMENT & HERITAGE

Clause 15.01 (Built Environment and Heritage: Urban Environment) highlights that
urban design should create urban environments that are safe, functional and provide
good quality spaces with a sense of place and cultural identity. The policy requires
that development achieve architectural and urban design outcomes that contribute
positively to local urban character and enhance the public realm while minimising
detrimental impact on neighbouring properties.

The policy includes strategies (Clause 15.01-1) to:

=  Promote good urban design to make the environment more liveable and
attractive.

= Require development to respond to its context in terms of urban character,
cultural heritage, natural features, surrounding landscape and climate.

In addition, the policy outlines urban design principles (Clause 15.01-2) to guide
developments, as follows (relevant to the current proposal):

* Development must take into account the natural, cultural and strategic
context of its location.

= Planning authorities should emphasise urban design policies and frameworks
for key location of precincts.

= Design of interfaces between buildings and public spaces, including the
arrangement of adjoining activities, entrances, windows, and architectural
detailing, should enhance the visual and social experience of the user.

= Site consolidation should not result in street frontages that are out of
keeping with the complexity and rhythm of existing streetscapes.

= New development should achieve high standard in architecture and urban
design.

= Any rooftop plant, lift over runs, service entries, communication devices and
other technical attachment should be treated as part of the overall design.
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CLAUSE 21.04—-SETTLEMENT

Clause 21.04-1 (Strategic Settlement — Urban Design Plan) seeks to ensure; 'high
quality architectural, urban design and landscape outcomes for built form and open
spaces throughout the municipality.’ Its policy objectives include:

To ensure development implements the “Urban Design Framework -
Shepparton North and South Business Areas”

The Urban Design Framework aims to achieve a distinctive urban design and
appearance for the areas which will have a positive impact on most aspects of
living and investing in the municipality

The appearance of rural, industrial, retail and residential areas and main road
approaches to urban centres is important in maintaining a strong level of civic
pride. This is also important for a quality pedestrian and shopping
environment in the municipality

To promote the principles of environmentally sustainable design

To control advertising signs as to protect and enhance the appearance of
rural and urban areas and ensure signage does not adversely affect the visual
amenity of the natural environment or the built form in the municipality.

Relevant Strategies include:

Ensure the scale, mass and height of new commercial development respects
the prevailing neighbourhood character

Ensure building frontages avoid long expanses of solid walls and incorporate
design elements and a variety of materials that create articulation and visual
interest

Ensure development respects and responds to valued local ecological
qualities and the use of indigenous and low maintenance plant species are
used where possible.

CLAUSE 21.06 - ECONOMIC DEVELOPMENT

Clause 21.06-5 (Economic Development: Commercial/Activity Centres) provides
objectives and strategies to successfully plan for the growth experienced in the City of
Greater Shepparton.

Those relevant to the application include:

As identified in the Greater Shepparton 2030 Economic Development Plan
Report, there will be demand for an additional 40,570sqm of floor space to
support the forecast population growth from 2011 to 2030.

This demand exists in the north and south growth corridors, with Numurkah
Road having concentrations of bulky goods retailing.

The identification of lower order neighbourhood retail and community
centres to serve convenience needs of North Shepparton.

Encourage shops to front the road, be built in line with other buildings and
have regard to the location of car parking, landscaping and pedestrian areas.

© planisphere 2017 17



Urban Design Peer Review | Greater Shepparton Amendment C193

CLAUSE 52.05 — ADVERTISING SIGNAGE
The purpose of Clause 52.05 is as follows:
To regulate the display of signs and associated structures.

To provide for signs that are compatible with the amenity and visual
appearance of an areaq, including the existing or desired future character.

To ensure signs do not contribute to excessive visual clutter or visual disorder.

To ensure that signs do not cause loss of amenity or adversely affect the
natural or built environment or the safety, appearance or efficiency of a road.

In addition to Clause 52.06, recent work regarding the display of advertising signage in
the UDF Addendum has been outlined below. The role additional signage will play in
the broader visual context is of interest from an urban design and whole-of-precinct
perspective in this location.

CLAUSE 52.06 — CAR PARKING
The purpose of Clause 52.06 is:

To ensure the provision of an appropriate number of car parking spaces having
regard to the demand likely to be generated, the activities on the land and the
natures of the locality.

To support sustainable transport alternatives to the motor car.

To promote the efficient use of car parking spaces through the consolidation of
car parking facilities.

To ensure that car parking does not adversely affect the amenity of the
locality.

To ensure that the design and location of car parking is of a high standard,
creates a safe environment for users and enables easy and efficient use.

Clause 52.06-8 (Car parking design) provides an overview of design standards that
must be met in order to construct a car park. Those relevant to this proposal are
accessway design, dimensions, urban design considerations, safety and landscaping.
Aresponse to those elements has been included in the following section.

CLAUSE 52.07 - LOADING AND UNLOADING OF VEHICLES
The purpose of Clause 52.07 is:

To set aside land for loading and unloading commercial vehicles to prevent
loss of amenity and adverse effect on traffic flow and road safety.

In order for the requirements to be met, no building or works may be constructed for
the manufacture, servicing, storage or sale of goods or materials unless adequate land
is provided as specified. Driveways must to be a minimum width as specified in the
table below.
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FLOOR AREA OF BUILDING MINIMUM LOADING BAY DIMENSIONS

2,600 sg m or less in single occupation Area 274sgm
Length 7.6m
Width 36m
Height clearance 40m

For every additional 1,800 sq m or part Additional 18 sqm

STRATEGIC PLANNING POLICY

ACTIVITY CENTRE DESIGN GUIDELINES: INTERIM GUIDELINES FOR
LARGE FORMAT RETAIL PREMISES (2007)

The Activity Centre Design Guidelines: Interim Design Guidelines for Large Format Retail
Premises (2007) were prepared by the State government to assist in the design of
large format retail premises in or on the edge of activity centres that respond to their
settings, customers and environment. They include design considerations for the
creation of new activity centres with a large format retail component, or developing
any new trade supplies premises.

The guidelines provide design suggestions in relation to four key elements:
. Urban context
=  Equitable access
=  Public amenity

=  Environmental sustainability.

They also contain a number of key considerations pertinent to this review. Those
relevant to this proposal are explored in detail in Section 3.2: Urban Design
Assessment.

CITY OF GREATER SHEPPARTON COMMERCIAL ACTIVITY CENTRES
STRATEGY (2015)

The Commercial Activity Centres Strategy (Essential Economics and Spiire, 2015)
provides a clear understanding of the of the role and function of urban and rural
activity centres in Greater Shepparton, identifies future retail/commercial floor space
requirements for activity centres and identifies the relationships between economic
activity, population levels, demographics, and social sustainability of activity centres.

The Strategy defines an activity centre hierarchy for Greater Shepparton, and
designates Shepparton North, including land at 221-229 Numurkah Road and 10 Ford
Road, as a future subregional centre that currently fulfils a neighbourhood activity
centre function (p. 116). The strategy notes the centre lies within the Gateway North
Enterprise Corridor but does not form part of the corridor.

The Strategy states that the opportunity for expansion within the vacant Commercial
1 Zoned land has not been realised and while it is identified as a sub-regional centre in
the hierarchy, the Strategy identifies it is currently functioning in a more limited role.
For the centre to realise its expected sub-regional service role, it must contain a
broader range of retail and commercial functions.
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The Strategy recommends six actions in relation to the Shepparton North Activity
centre, two of which relate to the design of this proposal:

= Ensure that future development of the Shepparton North centre takes place
in a manner supported by appropriate urban design and planning guidance. It
also states that retail and commercial development may be appropriate
outside the existing Commercial 1 Zone specifically to accommodate a
second supermarket.

= Once the location of an expanded Commercial 1 Zone in Shepparton North is
identified, Council should develop an urban design framework or similar
assessment that provides appropriate guidance on how the centre can
develop in a manner that provides a high-level of amenity to shoppers and is
consistent with best-practice activity centre development guidelines.

SHEPPARTON NORTH & SOUTH BUSINESS AREAS URBAN DESIGN
FRAMEWORK (ADDENDUM, 2017)

Addendum Overview for Shepparton North

The Shepparton North and South Business Areas Urban Design Framework (2017
Addendum) is currently being prepared. The Addendum has been prepared in
response to land use and development changes that have occurred in the northern
commercial area at Numurkah Road. In particular, the addendum highlights design
considerations for the area, which should be considered as a key gateway to Greater
Shepparton when travelling from the northern region.

The Numurkah Highway section of the gateway precinct, included in the Addendum
study area, contains the subject site. The scale of development and display of
advertising signage, as well as interfaces with adjoining uses and setbacks to
Numurkah Road or the Goulburn Valley Highway are of relevance to the current
proposal. At the time of writing, the Addendum had been adopted by Council (April
2017) and is on public exhibition.

The draft Addendum has been prepared to manage visual clutter, quality of built form
and car parking in the public realm, which currently detract from the area and the
important urban design and functional roles it plays. The subject site is located within
the Addendum’s Subject area for the Shepparton North Gateway Commercial
Precinct.

VISION

The vision for the Shepparton North Gateway Commercial Precinct is “To encourage a
vibrant commercial area supporting large scale, regionally significant service and retail
activities, within a high quality public realm that reflects the strategic important of the
area as a gateway location.”

STRATEGIES

A range of strategies are listed in relation to urban design that will ensure the precinct
achieves its vision. Those relevant to the proposal are:

= Development on the northern edge of the precinct should incorporate
innovative designs using form, materials and articulation to reflect the
transition from rural to urban environment.
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New commercial buildings should not exceed two storeys, be in keeping with
the large format scale of surrounding development and avoid blank and
dominant facades.

Street setbacks should be a minimum of 20 metres from the front lot
boundary and must incorporate significant landscaping and sealed car
parking.

A minimum 1.5m landscape buffer must be established along rear
boundaries abutting properties in the GRZ1.

Roof forms should be an integral and considered aspect of the building that
is climatically appropriate for the local context.

Maintain an active street frontage that is attractive and accessible through
limiting crossovers and excessive driveway widths.

Ensure paved car parking areas are broken up by landscaping and where
practical provide significant canopy trees that can assist in shading.

Signage should respect the preferred character of the area and does not
dominate the site. Animated and visually distracting signage is discouraged.

New buildings should adopt the appearance of commercial built form and
provide articulated building facades that reduce the visual bulk on the
streetscape. Entrances should be clearly defined, oriented towards the
streetscape and have human scale elements, including large window
proportions to enhance the relationship between built form and the
streetscape.

Materials for external surfaces should consider and complement the
surrounds, neutral colours should be considered and unarticulated concrete
surfaces, unarticulated cladding systems and bright extravagant colours
should be avoided.

LANDSCAPE PLAN GUIDE FOR DEVELOPMENTS IN CAMPASPE SHIRE
COUNCIL, CITY OF GREATER SHEPPARTON & MOIRA SHIRE COUNCIL
(DRAFT, JANUARY 2017)

The Landscape Plan Guide for Developments in Campaspe Shire Council, City of Greater
Shepparton and Moira Shire Council was prepared by Spiire and its draft form released
in January 2017. It contains guidelines for commercial development, including the
following key considerations:

GENERAL

Landscape treatments are to address the visual bulk and scale of the
development such as with tree and garden bed planting or green walls.

STREETSCAPE/PROPERTY INTERFACES

Consider appropriate width areas for garden bed and verge width for tree
planting — minimum 1.2m wide and wider where large trees are to be used.

Soften visual impact of blank walls and blur hard edges/lines with garden
bed and tree planting of appropriate scale.
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= Softenstreet interfaces and adjoining properties through tree and garden
planting and appropriate fence treatments (where fencing is required).

= Define pedestrian access from streets into commercial developments via
connecting pathways, including through car parks.
GARDEN BEDS

= Species selection that promotes native plants for drought tolerance,
suitability to site, micro—climate, purpose (screening, ornamental, personal

safety).
CAR PARKS

=  Tree planting throughout car parks to achieve maximum shade and
amenity.

= Tree species for car parks are to be determined according to locality,
aspect, microclimate and other considerations such as local character.

= Planting areas of appropriate width (minimum 1.2m) where car parks
interface with streets and buildings.

= Ensure success of planting areas by not allowing vehicle overhang to burn/
damage planting — use permeable paving beneath vehicle overhang area.
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URBAN DESIGN REVIEW & DISCUSSION

4.1

This discussion has been prepared using the four key design elements from the Interim
Design Guidelines (DELWP, 2007) as a basis for review. Where relevant, other strategic
planning policies (summarised in Section 3) are also referenced.

RESPONSE TO SPPF & LOCAL PROVISIONS

CLAUSE 15.01 - BUILT ENVIRONMENT & HERITAGE

The strategies at Clause 15 set up a framework for guiding design responses. The
current proposal and subject site provide for a commercial and retail development
that will interact with a number of different interfaces. Specifically:

= Main road interface along Numurkah Road/Goulburn Valley Highway and on
Ford Road

=  Commercial interface with adjoining properties that will remain Commercial
2 Zone (C22)

= Residential interface along the eastern property boundary
= Drainage interface along the immediate eastern property boundary.

This part of Shepparton North has been identified for more detailed planning controls
(the Shepparton North and South Business Areas Urban Design Framework Addendum,
2017, currently being prepared) regarding urban design and interface management
with adjoining areas. It is also highlighted as an area that can accommodate further
growth, and should provide greater retail services that address the forthcoming
increase in population as a result of further residential land development in
Shepparton North. Therefore, the role this area plays will diversify in future.

The response below considers the following strategies as set out at Clause 15.01-2:
= Interface with adjoining uses and the public realm
= Pedestrian experience on the site
= Architectural design response

=  The location of plant.

INTERFACES

A key strategy for consideration at Clause 15.01-2 is that ‘design of interfaces between
buildings and public spaces, including the arrangement of adjoining activities, entrances,
windows, and architectural detailing, should enhance the visual and social experience of
the user." The proposed development is set well within the subject site, limiting its
interface with Numurkah Road to the west.

The northern interface is considered to be generally acceptable in the context of the
large format highway corridor. The proposed development is set back a maximum
distance of 230m from Numurkah Road. In future, development of the ‘pad’ area on
the south-west corner of the subject site will mitigate the deep front setback currently
proposed.

© planisphere 2017 23



Urban Design Peer Review | Greater Shepparton Amendment C193

The design of the west elevation itself is well-articulated, and will be activated within
the site as the main entrance to the centre. There is a high degree of glazing and good
opportunities for passive surveillance from the centre to the adjoining car parking
area. A number of small retail premises provide visual interest and articulation to this
elevation, in keeping with the intent of the interface strategy.

The northern setback from Ford Road should be designed to enable a transition in
scale between the commercial and residential areas. This could be achieved through
careful design of the Ford Road ‘pad’ site, and also through landscape treatments that
soften the appearance of the car parking area from the street.

Due to the internal layout of the building, the southern elevation to Doody Street
currently presents as a blank facade, with high wall signage and low level planting
(including some trees shown with a maximum height of less than 3m) along the street
interface. Entrance to a loading/unloading and ‘click and collect’ area is also located
on the southern boundary of the site, towards the east.

It is recommended that the wall design fronting Doody Street be better articulated
and glazing provided to ensure this area benefits from passive surveillance, as well as
providing visual interest and engagement with the public realm. It is understood that
a pedestrian link from the residential area to the east may be joined to Doody Street
in future. Accordingly, the southern fagade may be the first point of contact for many
customers travelling on foot or by bike to the centre. The facade treatment in this
location must better respond to the human scale and provide a higher quality visual
safety response in this location.

It is important that the eastern interface also engages with a transition in land uses
from busy commercial use to more sensitive residential uses. To ensure this transition
is achieved, it is recommended that greater landscaping be provided in this area.

ARCHITECTURAL DESIGN RESPONSE

The architectural design proposed is generally considered to provide a contemporary,
recognisably commercial response for the site. Use of muted colours and tonings will
ensure visual primacy is afforded to the landscape features on the site.

The retail premises which wrap the main part of the centre will provide for active
frontages and separation/articulation between the shop fronts will lessen the visual
impact the building’s large footprint.

The provision of a main, clearly demarcated entryway is supported in that it clearly
directs movement within the site to a key, visible point and provides for visual interest
through the feature over the entrance.

PEDESTRIAN EXPERIENCE ON THE SITE

Clear pedestrian paths have been provided from the public realm through the site to
its main entrances. Footpaths around the perimeter of the site connecting to the
surrounding area have also been provided.

It is recommended that greater detail regarding shade to pedestrian areas, as the
landscape plan currently does not provide a detailed response to how the town centre
open space areas and pedestrian pathways will be weather protected, particularly in
summer or the warmer months.
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On balance good spaces have been provided for pedestrians, and detailed design
should be prepared to demonstrate how the pedestrian experience will be protected
and enhanced on site (e.g. location of seating, orientation and infrastructure selection
to maximise physical accessibility and weather protection, etc).

PLANT LOCATION

The location of plant should also be massed such that it is located closer to adjoining
commercial uses or towards the west, rather than in close proximity to the residential
area to the east. At present no detailed roof plan has been provided demonstrating
the location of the plant.

CLAUSE 21.06 - ECONOMIC DEVELOPMENT

This proposal responds to the strategic need for additional retail space in
Shepparton’s north, as highlighted in Clause 21.06-5. In response to the policy, it is
generally considered that the finer grain retail stores proposed as part of the centre
have been well positioned and oriented towards both Numurkah Road and Ford Road.

Given the generous setbacks from Ford Road and Numurkah Road, it is important that
pedestrian and cyclist access to the site is protected, clearly demarcated and provides
a useful connection from the main roads to the centre.

Given the order of main roads that the site abuts, it is considered that the majority of
visitors to the site entering via Ford Road or Numurkah Road will visit the site by car.
However, it is anticipated that some pedestrian and bike traffic will be generated in
the east from the residential area, and due to the proposed pedestrian/cyclist link to
Doody Street. In this location in particular, clear sight lines and pedestrian walkways
must be provided. The loading/unloading and ‘click and collect’ areas should be
revised to ensure protected pedestrian paths are provided in this location as the
configuration is currently shown to cut off the footpath towards the south-east of the
site.

Due to the scale of the corridor, the Goulburn Valley Highway/Numurkah Road
interface should be managed by significant landscaping, and the future pad site
design should provide a transition in scale between the Numurkah Road interface and
the centre towards the rear of the subject site.

INTERIM DESIGN GUIDELINES FOR LARGE FORMAT
RETAIL PREMISES

ELEMENT 1: URBAN CONTEXT

STRATEGIC LOCATION

Given the site’s location and the strategic policy support, development of a
supermarket and associated retail premises, medical and community centres in this
location is considered to be generally appropriate.

The scale of development is broadly appropriate for the area, and the rhythm of
development along Numurkah Road is largely defined by large, warehouse-like
developments.
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The building’s two storey appearance has been scaled towards the pedestrian
interfaces within the site, consistent with the prevailing character in the area.

BUILT FORM

As suggested in “Element 1: Urban Context” of the Interim Design Guidelines, the
proposed large format supermarket has been ‘wrapped’ with smaller units to enhance
the interface between building and street.

LANDSCAPE

The landscape plan does not illustrate how the east elevation will be treated to
minimise impacts from the loading and unloading area and should be amended to
ensure that amenity issues associated with servicing the development via loading
bays and storage areas is lessened. Landscaping within the drainage easement (3m)
may also soften the buffer; however, this cannot be relied upon as the only solution
and on-site landscaping measures should also be taken.

The landscape solution must support pedestrian and cyclist movement through the
site and key pedestrian entrances from Numurkah Road, Ford Road and Doody Street
by providing shade and greenery to ensure the site’s outdoor spaces are hospitable.

ELEMENT 2: EQUITABLE ACCESS

The design guidelines seek convenient, safe and comfortable access for sustainable
transport modes including walking, cycling and public transport, to reduce the
reliance on the car. A mixture of access modes ‘contribute to a lively public
environment, and should be encouraged to co-exist.’

FOOTPATHS

Footpaths around the perimeter of the site, with the exception of a portion of Doody
Street to the south-east, provide clear links for pedestrians from the public realm to
the surrounding area, however further information should be provided regarding the
detailed design of pedestrian movement and cyclist paths.

While bicycle parking areas are shown, cyclist movement to and around the site has
not been shown.

PUBLIC TRANSPORT

The nearest bus stop to the subject site is beyond 70om (refer to Section 2.2).
However, the subject site will directly abut a residential area and is visibly located on a
key gateway entrance to Shepparton for those visiting, living and working in the area
and adjoining regional towns.

It is unlikely that people visiting the site will use public transport to access the site due
to its location on a highway and incomplete sections of footpath along the highway,
combined with limited shade and amenity from the bus stop to the subject site.
However, this stop is located within a 10-minute walk from the site, and the path
should be improved for the benefit of the precinct in the long-term.
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PEDESTRIANS AND CYCLISTS

The permit conditions should include provision for detailed pedestrian and cyclist
movement plans that demonstrate that safe, well-marked and sheltered walkways are
provided along building edges, and through car parks. This is particularly important
given the proposed walking distances within the site from the public realm to the
centre.

VEHICLE ACCESS AND PARKING

Vehicle entry to the site has been managed to funnel traffic to various entrances
around the site via Numurkah Road (Goulburn Valley Highway service road), Ford
Road and Doody Street. Truck movements will also be managed via Ford Road and
Doody Street due to the location of loading/unloading and storage areas (on the south
and east elevations).

In terms of the street layout, it is generally considered that the entrance/exist points
have been well integrated with the surrounding network. There is potential modal
conflict between the truck path, pedestrian and cyclist movement at the south-east
corner of the site, where pedestrian/cyclist links to the east may occur. However, use
of a zebra crossing to the south of Doody Street and connecting to the east is
considered to address this potential issue.

ELEMENT 3: PUBLIC AMENITY

There are a number of proposed retail uses wrapping the supermarket and facing the
car parking areas and public realm. Accordingly, the proposed shopfront environment
should provide an active and lively frontage to the surrounding area.

SHOPFRONT ENVIRONMENT

Objective 3.1 of the design guidelines seeks to provide a visually attractive and active
public interface and shopfront environment. The building has articulated and
transparent edges, with pedestrian refuges around the building for rest and
relaxation.

Due to the distance of the setback from Numurkah Road (approximately 200m), it is
unlikely that the building will have clear engagement with either road corridor.
However, development of both pad sites on the two respective frontages will provide
opportunities to address those streets more fully or appropriately in future.

PEDESTRIAN ENVIRONMENT

Objective 3.2 seeks to enhance the pedestrian environment and states that buildings
should be set back a maximum of 22m from the street frontage (but ideally be built to
the street boundary). It is generally considered that there are limited opportunities for
achieving no setback to the public realm or a maximum 22m setback, due to:

=  Thesize of the lot;

=  |tslocationin a sub-regional strip commercial precinct and the associated
large-format scale of built form;

= Its proximity to the highway and the limited enjoyment afforded by the
highway as a pedestrian environment;

= Theirregular shape of the lot.
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Furthermore, the draft Addendum to the UDF prepared in 2017 recommends a
minimum building setback of 20m from Numurkah Road, due to the urban context of
the precinct and nature of large format development. The corner site at 231-237
Numurkah Road is in separate ownership and is located in a more prominent position
than the subject site; it is most critical that this site address both frontages at Ford
Road and the Goulburn Valley Highway to meet the design guidelines.

As outlined above, future development of the two pad sites on Numurkah Road and
Ford Road will also play a role in reducing the impact of the proposed supermarket
and associated retail premises.

PEDESTRIAN AMENITY

Adequate shade should be provided in the pedestrian refuge and town centre areas
that are proposed, as suggested by trees shown in the town centre, to ensure that the
pedestrian spaces are well shaded and protected from heat effects, particularly due to
the openness of the site, the western elevation and the sun exposure likely to occur
here in warmer months.

PUBLIC CONVENIENCE AND COMFORT

Landscaping and plant selection across the site should be selected based on the
Landscape Plan Guide currently being prepared by Spiire on behalf of Council (draft
plan, January 2017).

A landscape concept plan has been provided, however greater detail must be
provided regarding species selection, provision of garden beds in and around the
development, the width and depth of soil areas for significant trees and the
contribution shade will make as a result of tree coverage, particularly in the large car
parking areas. It is recommended that landscaping be provided in accordance with the
Commercial Developments section of the draft Landscape Plan Guide (2017).

Wherever possible it is recommended that garden beds with a width greater than the
minimum (1.2m) be provided to give trees and plants the best chance of
establishment in an arid climate. Significant shade trees with canopy spread must also
be provided, with space clear to the trunks to enable visibility.

PARKING

This objective seeks to ensure a high quality car parking environment it is
recommended that the car parking area be further broken up by landscaping areas.

A key consideration of Objective 3.7 (Parking Environment) is that the visual impact of
car parking from the street should be lessened. The objective recommends that such
visual prominence be reduced by locating parking areas to the side or rear of
developments. As this will not be achieved on the subject site, it is recommended
areas be softened by significant landscaping, as detailed above.

LOADING AND UNLOADING

The provision of loading bays in the multi-use development generally responds to the
statutory requirement set out at Clause 52.07 of the planning scheme. Key
considerations are:
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» The supermarket is 3,960sqm in area requiring, 45.4sqm of loading area. The
provided loading bay is greater than the minimum requirement.

* A swept path analysis of 19m articulated vehicle accessing the supermarket
loading bay has been undertaken in the traffic assessment and access was
shown to be satisfactory; however, as noted in the traffic peer review, the
swept path analysis considered the internal loading dock layout and it is
recommended additional assessments are undertaken to confirm a 1gm
semi-trailer can enter the site from Ford Road and exit via Doody Street.

= Two additional loading bays are provided for the loading of retail tenancies.
Given the size of retail premises, it may be appropriate for the tenancies to
share the two common loading areas. In addition, many retail tenancies
deliveries are likely to be via small vans which could also make use of on-site
parking to undertake deliveries.

SIGNAGE

This design solution is encouraged, including in the context of Clause 52.05, and
generally responds to the recommendations from the Interim Design Guidelines as well
as the draft UDF Addendum.

Further consideration should be given to the scale and height of the Woolworths and
BWS signs shown on the elevations, particularly on the southern elevation to Doody
Street, where there is limited setback from the street. The proportions of the sign
should be reviewed to ensure visual impact of the signage is reduced. A
recommended approach is to reduce the display height of the sign.

ELEMENT 4: ENVIRONMENTAL SUSTAINABILITY

Limited information has been provided regarding proposed environmental
sustainability responses for the proposed development.

It is recommended that where possible, water sensitive urban design (WSUD)
treatments, storm water reuse, sustainable building materials, thermal performance
measures and building orientation be maximised.

The objectives set out in the Interim Design Guidelines (4.1 and relevant subsections)
regarding minimising the environmental impacts of restricted retail developments
should be reviewed and considered.

The application should be amended to include a detailed statement that addresses
this element and the relevant objectives of the environmental sustainability
guidelines.
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CONCLUSIONS & RECOMMENDATIONS

5.1

5.2

This section summarises the recommendations and conclusions from the urban
design assessment at Section 3.

DETERMINING APPROPRIATE CHANGES

The proposed development is generally considered to be strategically appropriate
given the planned residential growth in Shepparton North and a lack of retail and
convenient services for residents in the area. This has been identified and is supported
by the Commercial Areas Strategy, the subject of Planning Scheme Amendment Cig2
for inclusion as a local policy in the planning scheme.

In the context of current work regarding landscape plans and urban design responses
in Shepparton North, recommendations have been provided below to encourage
improved interfaces to the east and south, as well as greater emphasis on landscape
design within the site.

Should the recommended changes be made, it is considered that the proposal would
generally respond to the Interim Design Guidelines for Large Format Retail Premises
and relevant provisions from the Greater Shepparton Planning Scheme, as assessed in
Section 4.

SUMMARY OF RECOMMENDATIONS

It is recommended that the proposed development be amended to:

=  Amend the Doody Street on the southern elevation to provide greater
opportunities for passive surveillance and an active frontage (e.g. using
glazing and openings, depending on safety and traffic flow requirements),
reducing the dominance of the blank fagade on this elevation.

= Revise the loading/unloading and ‘click and collect’ area to ensure safe
pedestrian and cyclist movement can occur along Doody Street towards the
GRZ1 area.

*  Provide a greater landscape buffer on the eastern property boundary to
limit amenity impacts to the GRZ1 area identified for future residential
growth.

*  Provide a more detailed landscape solution that ensures sufficient soil
breadth and depth for the establishment of significant canopy trees
throughout the car parking area; refer to the Landscape Plan Guide for
Developments in the Shire of Campaspe, City of Greater Shepparton and
Moira Shire Council (December 2016) for guidance.

= Lowerthe height of the ‘*high wall’ sign on the building’s southern elevation
to reduce its visual impact in close proximity to Doody Street.

*  Provide further details to show pedestrian and cyclist movement to and
within the development will be protected and clearly demarcated to
facilitate alternative modes of site access than the car.

=  The application should include a statement addressing the environmental
sustainability element of the guidelines.
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CONCLUSION

On balance the proposed recommendations seek further design detail beyond that
which has been provided, regarding the building’s interface with adjoining uses and
the site’s future integration with the surrounding area.

The changes recommended above ensure that greater consideration is given to the
Interim Design Guidelines: Large Format Retail Premises, the Landscape Plan Guidelines
and the Shepparton North and South Business Areas UDF (2017 Addendum) in
accordance with the request from DELWP. This will ensure that the development
delivers on its role as a commercial activity centre for Shepparton North and
contributes to the ultimate goal for this area to become a sub-regional centre. It is
generally considered that the recommended changes above will result in a proposal
that satisfactorily responds to the Interim Design Guidelines.
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APPENDIX A: SITE VISIT

A site visit was undertaken on 8 May 2017 to inspect the subject site and its
surrounding context. Key images have been included below to illustrate the interface
between the subject site, adjoining properties and street interfaces.

Ford Road — Northern site boundary looking Ford Road — View south over subject site
east along Ford Road towards Doody Street

Ford Road — View south-west from northern Ford Road — View towards adjoining property
site boundary towards Doody St and adjoining  on the north-west of the subject site

property

O e e S TS

Ford Road — View towards adjoining property Ford Road - View towards Ford Road-
at 231 Numurkah Road Wanganui Road-Goulburn Valley Highway
intersection to the west of the site
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Ford Road - View towards Ford Road- Ford Road - Adjoining property at 231
Wanganui Road-Goulburn Valley Highway Numurkah Road (north-west of the subject
intersection to the west of the site site)

Doody Street — View towards adjacent site at Doody Street — View towards adjacent site at
219 Numurkah Road (south) 219 Numurkah Road (south-west)

Subject site — View north-west towards 213  Subject site — View north-west towards 213
Numurkah Road (across subject site towards Numurkah Road (across subject site towards
adjoining property) adjoining property)
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Subject site — View north over subject site Subject site — View north-east over subject
towards Ford Road site towards Ford Road and adjoining
residential development

Subject site — View north-east over subject Subject site — View south-east towards nearby
site towards Ford Road and adjoining development (child care centre is currently
residential development proposed in this location)

View west along Doody Street Subject site — View north over subject site
towards adjoining property at 213 Numurkah
Road
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View south-east from Numurkah Road over View south-east from Numurkah Road over
subject site towards 219 Numurkah Road subject site towards 219 Numurkah Road

View south-east from Numurkah Road over Existing IGA to the south of the subject site at
subject site towards 219 Numurkah Road 193 Numurkah Road

Existing IGA to the south of the subject site at  Existing IGA to the south of the subject site at
193 Numurkah Road 193 Numurkah Road
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