Development Hearings Panel
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Date: 18 September 2020

CONFIRMED MINUTES

FOR THE

GREATER SHEPPARTON CITY COUNCIL

DEVELOPMENT HEARINGS PANEL

Meeting No. 3/2020

HELD ON
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AT 9.00AM

(VIA ZOOM)

CHAIR

Councillor Chris Hazelman
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ACKNOWLEDGEMENT

Welcome everyone to Development Hearings Panel meeting number 3 for 2020

This is the first Development Hearings Panel conducted via Zoom as per the new regulations
due to Covid-19.

Please be patient with us as we navigate this new form of meeting practice

Any technical issue that may result in the Zoom connection failing will cause a delay or
adjournment to this meeting.

I would like to begin with an acknowledgement of the traditional owners of the land.

iwWe the Greater Shepparton City Council, begin t
traditional owners of the land which now comprises Greater Shepparton. We pay respect to

their tribal elders, we celebrate their continuing culture, and we acknowledge the memory of

their ancestorso.

RECORDING OF PROCEEDINGS

I would like to advise all present today that:

1 the proceeding is being minuted and recorded and a recording of the meeting and
mi nutes wi |l be published on Council 6s websi:t

9 and that out of courtesy for all other attendees any recording devices should be
turned off during the course of the hearing unless the chair has been formally
advised that a party wishes to record proceedings.

COMMITTEE MEMBERS PRESENT

Committee members present today are:
9 Cr Chris Hazelman (Chair) i Via Zoom

1 Colin Kalms, Manager, Building, Planning & Compliance, Greater Shepparton City
Council i Via Zoom

9 Jonathan Griffin i Team Leader, Development Engineering, Greater Shepparton
City Council T Via Zoom

1 Andrew Fletcher - Planning and Building Manager - Campaspe Shire Council T Via
Zoom

9 Melissa Crane i Principal Planner - Strathbogie Shire Council - Via Zoom
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OFFICERS AND OTHERS PRESENT

The Planning Officers that wid¢gdreebe in attendance

1 Andrew Dainton i Presenting from Zoom

1 Braydon Aitkeni Presenting from Zoom

I would also like to acknowledge all other parties present today. We will get you to introduce

yourself when your turn comes to present.

APOLOGIES
Nil
CONFIRMATION OHANUTES OF PREVIQUMEETINGS

1 Minutes of DHP meeting NdZ020 held on Friday 3 July 2020. Minutes have been
circulated.

Moved by Colin Kalms argsecondedy Melissa Crane that the minutes of the meeting hel@®Hn
July2020 be adopted.

Carried
DECLARATIONS OF CONFLICTS OF INTEREST

Are there any panel members who wish to declare a conflict of interest?

- Jonathan Giriffin raised a minor conflict being the drainage engineer that has and will
continue to have involvement in the Foott Waste application (2019-314). Jon will not sit
as a panel member for consideration of this application.

- Colin Kalms was absent for Item 5 due to other commitments.

ORDER OF PROCEEDINGS

For those of you who are attending the DHP for the first time the process is as follows

9 The DHP operates under Local Law No 2, with such modifications and adaptations as
the DHP deems necessary for the orderly conduct of meetings.

91 All DHP panel members have 1 vote at a meeting.

9 Decisions of the DHP are by ordinary majority resolution. If a vote is tied the Chair of
the DHP has the casting vote.
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1 The process for submitters to be heard by the Panel shall be:
A The planning officer to present the planning report recommendation

A Any objectors or representatives on behalf of the objectors present to make a
submissions in support of their objection (should they wish to)

A The applicant or representatives on behalf of the applicant to present in
support of the application

T For the purpose of todayds hear i hbplimitédéo of fi ce
a maximum of 6 minutes per person with no extensions.

MATTERS FOR CONSIDERATION

There are 5 items listed for consideration in this session of the DHP:

1. Planning Permit application 2020-220 - Buildings and works in the Industrial 3 Zone,
Design and Development Overlay 2 and 7 and waiver of car parking requirements for
a self-storage warehouse

2. Planning Permit application 2019-314 - Use and developments of a materials recycling
and building and construction waste sorting facility and associated business
identification signage

3. Planning Permit application 2020-153 i Partial demolition of building within the
Heritage Overlay, buildings and works in association with an expanded Supermarket
and retail tenancies, increase the area where liquor can be sold and a reduction in the
statutory car parking requirements

4. Planning Permit application 2020-129 - Use and development of land for an education
centre (early learning & prep-year 4) and creation of access to Road Zone Category 1

5. Planning Permit application 2020-12 - Use and development of part of the land for a
vehicle store

Meeting Closed at 12.30pm

11. NEXT MEETING

To be determined

Thank you - That now concludest oday6s DHP.
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INDE X

Application Subject Address: Proposal: Page
No. No.
2020-220 19-27 Kialla Lakes Drive, Buildings and works in the Industrial 3 | 6.
Kialla Zone, Design and Development
Overlay 2 and 7 and waiver of car
parking requirements for a self storage
warehouse
Moved: Melissa Crane
2"d: Colin Kalms
Carried:
2019-314 24 Carroll Road, Use and developments of a materials | 34
Shepparton East recycling and building and construction
waste sorting facility and associated
business identification signage
Moved: Melissa Crane
2"d: Colin Kalms
Carried
2020-153 2-14 Walshe Street & Partial demolition of building within the | 70
67-71 Casey Street, Tatura Heritage Overlay, buildings and works
in association with an expanded
Supermarket and retail tenancies,
Andrew fletcher advised that | increase the area where liquor can be
he worked with the sold and a reduction in the statutory car
consultant John Haysay parking requirements
10yrs ago but no conflict for
this item. Moved: Andrew Fletcher
2"d: Colin Kalms
Carried
2020-129 455 Verney Road, Use and development of land for an | 115
Shepparton North education centre (early learning and
prep-year 4) and creation of access to
Road Zone Category 1
Moved: Jonathan Griffin
2"d: Colin Kalms
Carried
2020-12 634B Wyndham Street, Use and development of part of the | 131
Shepparton land for a vehicle store
Carried
Pageb of 150
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Application Details:

Responsible Officer: Andrew Dainton

Application Number: 2020-220

Applicant Name: Kialla Lakes Developments

Date Received: 16-Jul-2020

Statutory Days: 42

Land/Address: 19-27 Kialla Lakes Drive KIALLA VIC 3631
Zoning & Overlays: IN3Z

DDO2 and DDO7

LSIO

SCO3

Why is a permit required Buildings and works in the IN3Z under 33.03-4
(include Permit Triggers): | Buildings and works in the DDO7 under 43.02-2

Are there any Restrictive No
Covenants on the title?
Is a CHMP required? No
Was the correct application | Yes
fee paid?

Proposal

The application seeks permission to construct a self-storage shed in the IN3Z and DDO7.
The proposed building (building D) is 1447sgm and 7.4m in height. As the building is less
than 7.5m high, no permission is required under the DDO2.
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Summary of Key Issues

1 Permission is sought to develop the land under the IN3Z and DDOY7 for a self storage
building of 1447sgm which is 7.4m in height. The proposed building is setback 3m
from the eastern side boundary.
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1 The application was advertised and three objections lodged from neighbours abutting
the land in Green Court.

9 Officers consider that the three objections are all fair and raise reasonable issues
about their backyard scape. Officers having assessed the application and objections
consider that the objections do not warrant refusal of the application as the side
setback of 3m achieves compliance with the DDO7 and side setback standard in
Rescode.

Recommendation

Notice of Decision to Grant a Permit

That Council having caused notice of Planning Application No. 2020-220 to be given under
Section 52 of the Planning and Environment Act 1987 and having considered all the matters
required under Section 60 of the Planning and Environment Act 1987 and having considered
the objections to the application, decides to Grant a Notice of Decision to Grant a Permit
under the provisions of 33.03-4 and 43.02-2 of the Greater Shepparton Planning Scheme in
respect of the land known and described as 19-27 Kialla Lakes Drive Kialla, for the
development of a self storage building in the Industrial 3 Zone and Design and Development
Overlay 7 in accordance with the Notice of Decision and the endorsed plans.

Moved by Melissa Crane
Seconded by Colin Kalms

That Council having caused notice of Planning Application No. 2020-220 to be given under
Section 52 of the Planning and Environment Act 1987 and having considered all the matters
required under Section 60 of the Planning and Environment Act 1987 and having considered
the objections to the application, decides to Grant a Notice of Decision to Grant a Permit
under the provisions of 33.03-4 and 43.02-2 of the Greater Shepparton Planning Scheme in
respect of the land known and described as 19-27 Kialla Lakes Drive Kialla, for the
development of a self storage building in the Industrial 3 Zone and Design and Development
Overlay 7 in accordance with the Notice of Decision and the endorsed plans.

Carried
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Subject Site & Locality

An inspection of the site and the surrounding area has been undertaken.
Date: 9 September 2020

The site has a total area of 1.8ha and currently contains:
A A car wash and self storage buildings.

The main site/locality characteristics are:
A KL Drive is within a RDZ2 and is a divided road with a signalised intersection to GVH

A KL Drive at the GVH entry to Kialla Lakes is within C2Z and IN3Z and is developed
accordingly with uses such as bulky goods retailing, earthmoving sales and minor utility
installations for GV Water

A Abutting the land to the east is dwellings within Kialla Lakes and on the south eastern
side of KL Drive is dwellings on smaller lots

The Photos below show the existing site:

View of existing vehicle crossing to Kialla Lakes Drive, this crossing is about 7m in width.
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View of the development site looking south towards Kialla Lakes Drive

Permit/Site History

The history of the site includes:

A Planning permit 2016-174/C was issued on 15 June 2016 and allowed the use and
development of land for a self storage centre.

The endorsed plan is shown below.
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A Planning permit 2015-465 was issued on 7 March 2016 and allowed a two lot
subdivision of the land

A Planning permit 2015-81A was issued on 20 August 2015 and allowed part of the land to
be developed with a car wash. This developed is currently under construction.

A Planning permit 2016-174/A was issued on 15 June 2016 and allowed the use and
development of land for a self-storage facility, in door recreation facility and caretakers
house

Further Information
Was further information requested for this application? No

Public Notification

The application was advertised pursuant to Section 52 of the Planning and Environment Act
1987 with the following description buildings and works in the Industrial 3 Zone for a self
storage building, by:

A Sending notices to the owners and occupiers of adjoining land.

A Placing a sign on site.

Officers undertook a sign on site inspection on 2 August 2020.
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The application was exempt from being advertised in accordance with Clause 43.02-2
(DDOY7) of the planning scheme.

Objections
The Council has received three objections to date.

The objectors are from abutting dwellings to the east of the land as shown below.

Ground of objection Officers Response
Large building close to fence and houses The application proposes a 7.41m high
building 3m from the eastern boundary. The

Pagel3of 150
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7.41m wall is proposed to be a colourbond
cladding.

Using the side setback Rescode standard
as an assessment guide, the required side
setback would be 2.49m. The 3m proposed
setback exceeds the Rescode required
setback.

Officers note that the DDO requires a 3m
wide landscape area to separate
commercial and residential land uses. The
proposed building setback allows the
landscaping to comply with this design
requirement under the DDO.

Officers consider that a 3m side setback
provides sufficient space for the planting
and maintenance of a tree screen which
would over time assist in the softening of
the wall to the residential neighbours.

Noise from self-stores Officers acknowledge that noise
disturbance from the land to residential
uses needs to be managed to maintain a
reasonable level of amenity to neighbours
in Kialla Lakes. Officers propose a permit
condition that provides if the need arises
noise testing and measures to ensure noise
emissions from the land comply with SEPP
N-1.

Property devaluation Property values are not a reason to refuse
a planning application.

Title Details

The title does not contain a Restrictive Covenant.

The title contains a Section 173 Agreement which relates to aerodrome restrictions such as
non-reflective materials. The proposed development does not breach the S173.
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Consultation

Consultation was not undertaken.

Referrals

External Referrals Required by the Planning Scheme:

Section 55 -
Referrals
Authority

List Planning Determining or | Advice/Response/Conditions
clause Recommendin

triggering g
referral

Clause 66 of the
scheme did not
require referral of
the application

Notice to Authorities

External Notice to Authorities:

Section 52 -
Notice Authority

Advice/Response/Conditions

GVvW

GVW consented to the application without requiring any conditions.

CMA

CMA consented to the application subject to a floor level requirement.

Internal Notice:

Internal Council

Advice/Response/Conditions

Notices
Development Council engineers require that a detailed drainage plan be submitted before the
Engineers development starts.

Airport Committee

The Airport Committee consented to the application without requiring any
conditions.

Assessment

The zoning of the land

Industrial 3 Zone

Purpose

1 To implement the State Planning Policy Framework and the Local Planning Policy
Framework, including the Municipal Strategic Statement and local planning policies.

1 To provide for industries and associated uses in specific areas where special
consideration of the nature and impacts of industrial uses is required or to avoid inter-
industry conflict.

1 To provide a buffer between the Industrial 1 Zone or Industrial 2 Zone and local
communities, which allows for industries and associated uses compatible with the
nearby community.
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1
1

To allow limited retail opportunities including convenience shops, small scale
supermarkets and associated shops in appropriate locations.

To ensure that uses do not affect the safety and amenity of adjacent, more sensitive
land uses.

33.03-4 Buildings and Works

Decision guidelines

Before deciding on an application, in addition to the decision guidelines in Clause 65, the

responsible authority must consider, as appropriate:

)l
)l
il
)l
il
il
il
il
)l
)l
)l
)l

Relevant overlay provisions
DDOO6 s

The State Planning Policy Framework and the Local Planning Policy Framework,
including the Municipal Strategic Statement and local planning policies.
Any natural or cultural values on or near the land.

Streetscape character.

Built form.

Landscape treatment.

Interface with non-industrial areas.

Parking and site access.

Loading and service areas.

Outdoor storage.

Lighting.

Stormwater discharge.

The effect on nearby industries.

)
2 ',65‘6’%’,’7'////5_%
.
7 /If%%j;/\\ll/
i

Airport Environs
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Design objectives

1
1

To facilitate safe aircraft operations at Shepparton Airport.

To ensure that all buildings and works are constrained within specified height limits
and external building materials to avoid creating a hazard to aircraft in the vicinity of
the Shepparton Airport.

To ensure that flight paths associated with the Shepparton Airport are protected from
the encroachment of inappropriate obstacles which may affect the safe and effective
operation of the Airport.

To ensure that development has minimal impact upon abutting residential land.

DDO7 i Kialla Park Boulevard Precinct

Design objectives

1

To create a vibrant and active commercial and business precinct based around large
buildings for bulky goods retailing, manufacturing and associated business services
within a well-landscaped boulevard setting.

To encourage highqualtybui I't form that strengthens

boxé commerci al character of the area,
can accommodate high quality landscape treatments and the display of goods.

To ensure landscape treatments and signage support and enhance the Goulburn
Valley Highway as a key gateway to Shepparton, complement the existing Kialla
Lakes Drive and Goulburn Valley Highway landscapes, and reinforce landscaped
street edges.

To ensure new development provides clearly defined, legible and attractive gateways
to residential areas, particularly at Kialla Lakes Drive, and an appropriate built form
and landscape interface between commercial and residential areas.

To implement the design and development guidelines for the Kialla Park Boulevard
along the Goulburn Valley Highway and Kialla Lakes Drive in accordance with the
Urban Design Framework i Shepparton North & South Business Areas 2006 and the
Addendum to the Urban Design Framework i Shepparton North & South Business
Areas 2017.

Design Requirement Officers Response

Building Height i 11m maximum Complies

6.9m street wall height

The maximum building height is
7.41m.
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Building setback should be 20 metres Variation Required
from the front boundary.

The street setback is 14.12m.

Officers are satisfied that the 6m
setback reduction is acceptable
as Kialla Lakes Drive is a wide
road reserve that provides
opportunity for substantial
landscaping to soften the
development to passing

motorists.
Parking and access Complies
Encourage vehicular access points and Access points and internal
driveways to be designed to allow accessways allow for safe

vehicle movements. The internal
accessway is 8.7m in width
which exceeds the width of a
standard road.

convenient, safe and efficient vehicle
movements and connections within the

development and to the street network. All
vehicles including those delivering to

or servicing the site should be able to

_ =0 The existing vehicle crossings to
enter and exit the site in a forward

the self-store is about 7m in
width and was constructed
under a Road Opening Permit.

direction.

A vehicular access point across lot

frontage is to be no more than 6.4 metres The proposed use of land

satisfies its parking demand
Wide requirements on the land.
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Driveways should be designed to
minimise any conflict of vehicle
movements with pedestrians including
consideration of side fences and / or
buildings that will impact on sight lines
between pedestrians and vehicular traffic.

Adequate on site parking in accordance
with the Greater Shepparton Planning

Scheme should be provided in a form and
manner that will not reduce the

amenity of the area.

Encourage developers to consider
planting trees throughout car parking
areas.

Landscaping Condition required

A minimum 3 metre landscape buffer must | Officers consider that the

be provided along rear boundaries to landscaping of the site is of
importance. Permit conditions
will require the submission of a
professionally prepared
landscape plan. Officers
consider that the use of trees
can soften the building to
dwellings to the east.

ensure suitable interface to residential
properties. Where a residential zone abuts

a side boundary, a minimum 1.5m
landscape buffer must be provided.

A minimum of 15% of the area to the lot
frontage must be landscaped to include

a variety of shrubs and at least one
significant tree with a mature height of 10

metres (except where the land is also
affected by DDO2, when the maximum
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height should not exceed 7.5metres,
except with a Permit issued pursuant to
that

Schedule). All plant species must be
suitable to this aré

satisfaction.

The front building setback should be
landscaped to include a variety of shrubs

and ground covers. Plant species should
be suitable to this area, reflect

streetscape planting schemes and be to
the satisfaction of the responsible

authority.

Paving materials that provide texture,
patterns, subtle colour and permeability to

the lot frontage should be used. Large
expanses of solid paving such as grey

cement or asphalt should be avoided.

Incorporate small to medium sized trees
wherever possible to provide scale,

aesthetic relief and shade to front
entrances.

Environmental weeds and invasive tree
species should be avoided to the

satisfaction of the responsible authority.
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Planning Policy Framework (PPF)
13.03-1S

Floodplain management
Objective
To assist the protection of:

1 Life, property and community infrastructure from flood hazard.
1 The natural flood carrying capacity of rivers, streams and floodways.
1 The flood storage function of floodplains and waterways.

Floodplain areas of environmental significance or of importance to river health.

13.05-1S Noise abatement

Objective

To assist the control of noise effects on sensitive land uses.

Strategy

1 Ensure that development is not prejudiced and community amenity is not reduced by

noise emissions, using a range of building design, urban design and land use
separation techniques as appropriate to the land use functions and character of the
area.

13.07-1S

Land use compatibility

Objective

To safeguard community amenity while facilitating appropriate commercial, industrial or
other uses with potential off-site effects.

Strategies
1 Ensure the compatibility of a use or development as appropriate to the land use

functions and character of the area by:

o Directing land uses to appropriate locations.
0 Using a range of building design, urban design, operational and land use separation
measures.

17.01-1S

Diversified economy
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Objective

To strengthen and diversify the economy.

Strategies

T

Protect and strengthen existing and planned employment areas and plan for new
employment areas.

1 Facilitate regional, cross-border and inter-regional relationships to harness emerging
economic opportunities.

9 Facilitate growth in a range of employment sectors, including health, education, retail,
tourism, knowledge industries and professional and technical services based on the
emerging and existing strengths of each region.

1 Improve access to jobs closer to where people live.

9 Support rural economies to grow and diversify.

17.01-1R

Diversified economy - Hume

Strategy

Encourage appropriate new and developing forms of industry, agriculture, tourism and
alternative energy production.

17.03-2S

Industrial development siting

Objective

To facilitate the sustainable development and operation of industry.

Strategies

1 Ensure that industrial activities requiring substantial threshold distances are located
in the core of industrial areas.

1 Encourage activities with minimal threshold requirements to locate towards the
perimeter of the industrial area.

1 Minimise inter-industry conflict and encourage like industries to locate within the
same area.

1 Protect industrial activity in industrial zones from the encroachment of commercial,
residential and other sensitive uses that would adversely affect industry viability.

1 Encourage industrial uses that meet appropriate standards of safety and amenity to
locate within activity centres.

1 Provide adequate separation and buffer areas between sensitive uses and offensive

or dangerous industries and quarries to ensure that residents are not affected by
adverse environmental effects, nuisance or exposure to hazards.
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1 Encourage manufacturing and storage industries that generate significant volumes of
freight to locate close to air, rail and road freight terminals.

18.01-1S

Land use and transport planning

Objective

To create a safe and sustainable transport system by integrating land use and transport.
18.02-3S

Road system

Objective

To manage the road system to achieve integration, choice and balance by developing an
efficient and safe network and making the most of existing infrastructure.

18.02-4S

Car parking

Objective

To ensure an adequate supply of car parking that is appropriately designed and located.

The Local Planning Policy Framework (LPPF)- including the Municipal Strategic Statement
(MSS), local planning policies and Structure Plans

21.06-4 Industry
In the past few decades, Shepparton has developed a critical mass of manufacturing-based
employment that has further strengthened its role within the region and is now an important

component of the local economy. Owing to the presence of a number of significant national
and international food processing and packaging companies within the municipality, the
agricultural, food processing and manufacturing sectors are all closely interlinked.

Objectives and Strategies - Industry
General Objectives

To sustain a growing and diverse industrial base.

To protect the existing industrial base in the urban areas of Shepparton, Mooroopna

and Tatura.

1 To provide an adequate supply of appropriately located industrial land relevant to
measured demand that meets the needs of different industries.

1 To require all future industrial development and subdivisions to be of a high quality in

terms of urban design, environmental standards and amenity.

)l
)l
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1 To conserve places of industrial cultural heritage significance.

1

To minimise land use conflicts.

General Strategies

1
1

Consolidate existing major areas of industrial zones within the new urban growth
boundaries and around major transport routes and infrastructure assets.

Protect the supply of existing and future industrial land from encroachment by
incompatible land uses.

Encourage industrial subdivisions to provide a variety of lot sizes on all undeveloped
land.

Encourage land in undeveloped areas to be retained in large holdings until it is
required for development.

Monitor industry and business investment trends to better understand and plan for
changes in development, demand and locational needs. Ensure high quality design
in industrial areas by requiring all future industrial development and subdivisions to
comply with the requirements of the Infrastructure Design Manual.

Continue to identify, assess and include places of industrial cultural heritage
significance in the Heritage Overlay to conserve their significance.

Avoid incremental approvals and development in identified investigation areas until
an integrated investigation has been completed to assess and resolve future land
opportunities and constraints, land use, development opportunities, subdivisional
layout and servicing for the area.

Economic Development Objectives

1
T

To provide an adequate supply of appropriately located industrial land that meets the
needs of different industry sectors.

To protect the integrity and viability of existing and future industrial areas within
Shepparton, Mooroopna and Tatura from competing and non-compatible land uses.
To direct different types of industrial development to appropriate locations within the
municipality.

To encourage future industrial land uses to locate on existing vacant industrial zoned
lands and, where this is not possible, to examine opportunities to rezone additional
lands to facilitate such industrial or related land uses.

To facilitate the redevelopment of under-utilised industrial sites for more intensive
forms of industrial uses to make more efficient use of existing infrastructure.

To encourage resource recovery uses to establish across the region in locations
where impacts on nearby land uses can be minimised.

Economic Development Strategies

T

Identify future industrial areas in strategic locations adjacent to major transport routes
and infrastructure assets, which are separated from areas of environmental
significance or high residential amenity.

Support the expansion of the industrial base in appropriate locations, as shown on
the Industrial Framework Plans Promote and develop the GV Link freight logistic
centre.

Protect and facilitate the expansion of existing and designated future industrial areas
from encroachment by incompatible land uses.
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Support the development of new industries in established industrial zones, with
access to infrastructure and constructed roads.

Support food related industries and the development of value-adding opportunities.
Encourage new-value adding industries.

Facilitate appropriately located industrial lands in rural townships for light industrial
and related uses for industries associated with the storage, packing and processing
of local agricultural produce or the immediate servicing needs of local communities.
Allow limited light industry in the townships if it relates to local agricultural production
or services the immediate needs of local communities, subject to servicing and
environmental constraints.

Direct industries which require substantial buffer zones from sensitive land uses to
locations that minimise land use conflicts and impacts on the amenity of surrounding
areas.

Amenity Objectives

il
il
il

To minimise any impact on the amenity and safety of surrounding land uses from
traffic, noise and emissions generated by industrial land an rescource recovery uses.
To ensure appropriate standards of health, safety and amenity are provided by new
and existing industries.

To ensure a high standard of urban design and landscaping is achieved to improve
the amenity and appearance of industrial areas.

Amenity Strategies

)l
)l

Facilitate good design and landscaping outcomes for industrial developments that
enhance t he shuitfoimcandpevide amerable working environments.
Prevent encroachment of residential development into industrial areas, as well as
ensuring that new industrial developments are located an appropriate distance from
existing residential areas.

Ensure that land within 10 metres of the frontage of an industrial site (other than land
required for car parking and access) is developed for landscaping.

Assist old and inappropriate industrial areas in their transition to more appropriate
land uses.

Direct resource recovery industries to locations that minimise land use conflicts and
impacts on the amenity of surrounding areas.

Built Environment Objectives

T

)l
)l

To encourage new industrial development to implement on site responsive and
sustainable design principles.

To provide for good urban structuring and connectivity between local major roads.
To encourage, where possible, the grouping of similar industrial uses and
showrooms to facilitate improved infrastructure and communication services to
industry, and to allow such uses to benefit from economies of scale.

To encourage high quality industrial developments.
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Built Environment Strategies

1
1

Facilitate improvements to access, parking, site layout, landscaping and building
design in the tmgindustrinlpreas.i t ydés exi s
Encourage new industrial developments to utilise, where practicable, energy
efficiency, water conservation and reuse, water sensitive urban design, and recycling
or reuse of waste products.

Encourage industrial developments that incorporate high quality architectural design
elements, create visual interest and incorporate landscaping and/or urban art.
Discourage the use of culs-de-sac within industrial zoned land to improve lot
efficiency and to limit on-street parking problems in court bowls. A cul-de-sac may be
provided where the court bowl is used to access lots of 4,000 square metres or more
or where there is no viable alternative.

Ensure all new industrial development incorporates best practice water sensitive
urban design and waste management practices.

Relevant Particular Provisions
52.06 Car parking

Purpose

9 To ensure that car parking is provided in accordance with the Municipal Planning
Strategy and the Planning Policy Framework.

9 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 nature
of the locality.

9 To support sustainable transport alternatives to the motor car.

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

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

9 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.

Officers Response

A self-storage use is most appropriately defined as a store which is included in a warehouse.
A warehouse is a section 2 use in the IN3Z. Given the proximity of the land to residential
zoned land the purpose of this is to protect sensitive uses from amenity impacts of the
proposed self-storage facility. Permission has been previously issued to use the land for a
self storage.

In ACN142283869 Pty Ltd v Yarra Ranges 2013 VCAT 1662, Member Hewet and Code
made the following observation on self-storage units in an IN3Z:

with respect to the self storage units, we make the observation that in terms of activity
levels, this is a benign use in comparison to the range of uses that could be
contemplated in an Industrial 3 zone. It is the type of use that it is appropriate to be
located at the interface with an LDRZ.

Page26 of 150
ConfirmedMinutes of DHP Hearingl8 September 2020 (M284023)



Development Hearings Panel
Meeting Number: 3/2020
Date: 18 September 2020

The Telford shed model is a properly developed area consisting of concrete accesses,
designated parking areas with roller door access to the storage units. Each unit is about
96sgm and is aimed at the storage of boats, caravans and the like from residents within
Kialla Lakes or over flow storage space for tradespersons, file storage and the like.

Access to the facility is by Kialla Lakes Drive, to enter the site an electronic swipe card will
be required to open the electronic gate. Access to the site by card holders will be available
24 hours a day seven days a week.

The applicant has informed the units will not be allowed for living or working from.

Officers consider that the main assessment concern associated with this application is the
buildings proximity to residential neighbours to the east, particularly to 4 Green Court. The
7.41m high building is setback 3m from the lands eastern boundary, which sits on a
residential interface.

The three impacted residential lots in Green Court have all objected to the application.
Officers consider that the development of back yards in Green Court should be understood
when considering the proposed developments impact.

Green Court Officers Observations

3 Green Court The dwelling is within close proximity to the
development site. A pergola and shed is
located on the west side of the dwelling.
Roof top solar panels are located on the
eastern end of the roof. Officers consider
that the proposed development will not
unreasonably impact on 3 Green Court
given the extent of outbuilding development
on the lands western boundary.
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4 Green Court has a 45m long boundary
with the development site. The open space
is located on the west side of the dwelling.
Roof top solar is on the first storey north
roof. The first storey has west facing
windows which will overlook the self store
building. The back yard is well maintained
and provides some canopy trees which
provide some screening to the west.

Officers consider that 4 Green Court is the
most impacted by the development. Despite
this officers consider that the impacts are
acceptable for the following reasons:

1 The land is on a zoning interface
with land in the IN3Z where
developments such as is proposed
are not unreasonable

1 The 3m setback from the east
boundary achieves compliance with
the setback requirements in the
DDO

1 The 3m setback achieves
compliance when assessed against
the side setback standard in
Rescode (the minimum required
setback is 2.5m).
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5 Green Court 5 Green Court is developed with a shed
abutting the development sites boundary.
The dwelling is well setback from the
western boundary. Officers consider that
the proposed development will not
unreasonably impact 5 Green Court given
the siting of the dwelling centrally on the
land and shed on the lands western
boundary.

A possible point of conflict between the activities and residential neighbours is noise
disturbance in the evening and night times. Potential noise sources include the unloading of
trailers, boats, caravans etc. at night after a camping trip or the like. A permit condition will
require noise testing if noise disturbance is caused to nearby residential neighbours. If noise
emissions are found to be problematic the report will need to recommend acoustic
protections to neighbouring properties that are to be implemented by the permit holder.

Before the development starts permit conditions will require the submission of a drainage
plan to ensure the additional runoff from the site does not result in detrimental impacts on
the existing drainage network.

The proposed use which is a store requires that 10% of the site be set aside for car parking.
A permit condition will require that the required area of parking be provided.

In Moor Room Self Storage P/L V Frankston CC VCAT 2220 (30 October 2008), VCAT
found that 0.2 spaces per 100sgm for self-storage was the required parking rate. Based on a
total self-storage space of 1447sgm a total parking provision of seven spaces is required.
Officers are satisfied that sufficient space exists in the internal access way that is 8.7m wide
to provide for on site car parking.

Officers consider that a well-designed landscape plan is an important element of the
proposal to soften the building from neighbouring residential properties. Part of this design
needs to include canopy trees.

Officers having considered the application is satisfied that the proposed development
achieves acceptable planning outcomes

The decision guidelines of Clause 65

Because a permit can be granted does not imply that a permit should or will be granted. The
responsible authority must decide whether the proposal will produce acceptable outcomes in
terms of the decision guidelines of this clause.
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65.01 Approval of an application or plan

Before deciding on an application or approval of a plan, the responsible authority must
consider, as appropriate:

1 The matters set out in Section 60 of the Act.

1 The State Planning Policy Framework and the Local Planning Policy Framework,
including the Municipal Strategic Statement and local planning policies.

1 The purpose of the zone, overlay or other provision.

1 Any matter required to be considered in the zone, overlay or other provision.

1 The orderly planning of the area.

1 The effect on the amenity of the area.

1 The proximity of the land to any public land.

9 Factors likely to cause or contribute to land degradation, salinity or reduce water

quality.
1 Whether the proposed development is designed to maintain or improve the quality of
stormwater within and exiting the site.
The extent and character of native vegetation and the likelihood of its destruction.
Whether native vegetation is to be or can be protected, planted or allowed to
regenerate.
1 The degree of flood, erosion or fire hazard associated with the location of the land
and the use, development or management of the land so as to minimise any such
hazard.

=a =

Officers consider that the proposed development produces an orderly planning outcome by
developing land within the IN3Z in such a way that does not unreasonably impact on
residential amenity.

Relevant incorporated or reference documents
IDM

Other relevant adopted State policies or strategies policies

Nil

Relevant Planning Scheme amendments

Nil

Are there any significant social & economic effects?

Nil

Discuss any other relevant Acts that relate to the application?

Nil

The Aboriginal Heritage Act 2006

The Aboriginal Heritage Act 2006 provides protection for all Aboriginal places, objects and

human remains in Victoria, regardless of their inclusion on the Victorian Aboriginal Heritage
Register or land tenure.
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The Aboriginal Heritage Act 2006 introduces a requirement to prepare a Cultural Heritage
Management Plan (CHMP) if all or part of the activity is a listed high impact activity, resulting
in significant ground disturbance, and all or part of the activity area is an area of cultural
heritage sensitivity, which has not been subject to significant ground disturbance.

The O0Area of Cultural Heritage Sensitivity
of cultural heritage sensitivity; therefore the proposed use does not trigger the need for a
CHMP.

Charter of Human Rights and Responsibilities

The application has been considered under the P&E Act including the giving of public notice
which assists in achieving compliance with the Charter.

Conclusion
Officers consider that the proposed development achieves acceptable planning outcomes in
the IN3Z and recommend that a notice of decision issue.
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Draft Notice Of Decision

APPLICATION NO: 2020220
PLANNING SCHEME: GREATER SHEPPARTDANRING SCHEME
RESPONSIBLE AUTHORITY: GREATERHEPPARTON CITY COWN

THE RESPONSIBLE AORHY HAS DECIDEDGRANT A PERMIT.
THE PERMIT HAS NHEBI ISSUED.
ADDRESS OF THE LAND: 19-27 KIALLA LAKERIVE KIALLA VIC336

WHAT THE PERMIT WILL ALLOW: BUILDINGS AND WORKKISTHE INDUSTRIAL 3
ZONEAND DESIGN AND DEWPMENT
OVERLAY 7 FOR A SELI6RAGE WAREHOUSI

WHAT WILL THE CONDITIONS OF THE PERMIT BE?

1. Amended Plans Required

Before the development starts, amended plans to the satisfaction of the responsible
authority must be submitted to and approved by the responsible authority. When
approved, the plans will be endorsed and will then form part of the permit. The plans
must be drawn to scale with dimensions and a minimum of two copies must be provided.
Such plans must be generally in accordance with the advertised plans but modified to
show:

a) Details of the colour of the cladding on the east elevation

2. Layout Not Altered

The development as shown on the endorsed plans must not be altered without the
written consent of the responsible authority.

3. Drainage Discharge Plan

Before the development starts, a drainage plan with computations prepared by a
suitably qualified person to the satisfaction of the responsible authority must be
submitted to and approved by the responsible authority. When approved, the plans will
be endorsed and will then form part of the permit. The plans must be drawn to scale
with dimensions and a minimum of two copies (or as specified) must be provided. The
plans must be in accordance with the Infrastructure Design Manual and include:
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a) as constructed drainage plans;

b) how the land will be drained and retained;

c) underground pipe drains conveying stormwater to the legal point of discharge;
d) measures to enhance stormwater discharge quality from the site and protect

downstream waterways unless otherwise agreed to in writing by the
responsible authority.

Before the building is occupied all drainage works required by the endorsed drainage
plan must be completed to the satisfaction of the responsible authority.

4. Landscape Plan

Before the development starts a landscape plan prepared by a suitably qualified
landscape designer must be submitted to and approved by the responsible authority.
When approved, the plan will be endorsed and will then form part of the permit. The
plan must be drawn to scale with dimensions and two copies must be provided and
show:

a) a permanent screen of trees and shrubs with a minimum of two rows within the
3m to the east of the building

All species selected must be to the satisfaction of the responsible authority.

The landscape plan must also indicate that an in-ground irrigation system is to be
provided to all landscaped areas.

All trees planted as part of the landscape works must be a minimum height of 1.2
metres at the time of planting.

Before the occupation of the developments starts or by such a later date as is
approved by the responsible authority in writing, landscaping works shown on the
endorsed plan must be carried out and completed to the satisfaction of the responsible
authority.

5. Underground Connection

Before the occupation of the development the electricity connection to the building
must be undergrounded to the satisfaction of the responsible authority.

6. Noise Control

a) The uses hereby permitted must be conducted such that noise levels generated do
not exceed permissible noise levels established in accordance with State
Environmental Protection Policy No. N-1 (Control of Noise from Commerce,
Industry and Trade) under the Environment Protection Act 1970, or NIRV (Noise
from Industry in Regional Victoria) as applicable.
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b) In the event that reasonable complaint is received by the responsible authority
about noise from the premises then within two months of a request by the
responsible authority an acoustic report including noise measurements by a
suitably qualified consultant must be obtained by the operator under this permit
and submitted to the responsible authority to determine whether allowed noise
levels are being exceeded and what measures are required to ensure that noise
from the function centre does not exceed permitted levels.

c) Any reasonable controls that can be implemented immediately to keep noise
emission to permitted levels must be carried out, and within three months after the
noise report is produced a permanent solution must be implemented with the
details of all measures implemented to ensure compliance will be achieved, given
to the responsible authority in writing.

Before the use starts and thereafter, any security alarm installed on the premises must
be fitted with a cut off device limiting any sounding of the alarm to a maximum duration
of five minutes, with no repeat sounding until manually reset and or silently wired to a
security firm or the Victoria Police.

7. Storage of Dangerous Goods

No goods which require a notification under the Occupation Health and Safety (Major
Hazard Facilities) Regulations 2000, a licence under the Dangerous Goods Act 1995
or a fire protection quantity under the Dangerous Goods (Storage and Handling)
Regulations 2000 are to be stored on site.

8. Goulburn Broken Catchment Management Authority Requirements

The finished floor level of the proposed warehouse must be constructed in accordance
with the submitted plans.

9. Time for Starting and Completion

This permit will expire if one of the following circumstances applies:

a the development has not started within two (2) years of the date of this permit;
b the development is not completed within four (4) years of the date of this
permit.
NOTATIONS
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Application Details:

Responsible Officer:

| Braydon Aitken

Application Number:

2019-314

Applicants Name:

CAF Consulting Services Pty Ltd

Date Application
Received:

12 November 2019

Statutory Days:

203 as of 9/9/2020

Land/Address:

24 Carroll Road SHEPPARTON EAST VIC 3631(Lot 1 on
PS804097A)

Zoning and Overlays:

Industrial 1 Zone (IN12)
Land Subject to Inundation Overlay (LSIO)
Aboriginal Cultural Heritage Sensitivity

Why is a permit required
(include Permit
Triggers):

33.01-17 Use of the land for Materials Recycling in the IN1Z
33.01-4 - Buildings and works in the IN1Z
44.04-2 i Buildings and works in the LSIO

52.05-12 Erecting and display of Business Identification
Sighage (Category 2 i Office and Industrial).

Are there any Restrictive | No
Covenants on the title?

Proposal

The application proposes the use and development of the land for materials recycling. It is
proposed to re-locate the existing Foott Waste Solutions facility from 10 Carroll Road. Foott
Waste Solutions includes the following activities:

A Supply of bulk bins and skip bins to businesses and households

A Recycling of waste materials

A Building waste sorting

A Food waste transportation

A Event equipment supply and portable toilet hire (waste product pumped to trade

waste)

The facility proposes to recycle cardboard, paper, newspaper, timber, plastics, plasterboard,
glass and cans and bottles. It will continue to operate the portable toilet hire business. The
applicant has clarified with the EPA that they will not accept or process organic waste. All
material will be stored, separated and bundled for dispatch within the proposed 75m x 50m
building.

Based on the information provided with the application, the premises will operate Monday-
Friday with the proposed hours of operation being 7.00am to 5.00pm for the waste recycling
building. Waste collection vehicles will begin leaving the site from 5.00am and will return by
5.00pm.
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Planning permit permission is required to use and develop the land for materials recycling in
the IN1Z. The proposed land use meets the setback requirements of the IN1Z as the land
will be located 30 metres from the closest residential zone (LDRZ). The use is therefore not
prohibited.

Planning permit permission is also required for buildings and works in the LSIO and for the
erecting and for the display of business identification signage pursuant to clause 52.05-12.
No planning permit is required for a reduction in car parking as the required 10% of the site
(Clause 52.06) has been set aside for car parking. Should a planning permit grant a
condition will be included requiring the provision of Bicycle facilities in accordance with
Clause 52.34.

The applicant has submitted a noise report and Environment Management Plan (EMP). The
proposed use has a non-specified threshold distance under Clause 53.10 (Uses with
Adverse Amenity Potential) which required referral of the application to the Environmental
Protection Authority (EPA). The EPA, as a determining authority on the relevant
environmental considerations has consented to the application.

The applicant submitted a traffic impact assessment with the application that suggested that
vehicle access to the land via Carroll Road is suitable and that there are no traffic
engineering reasons that should prevent the development from proceeding.

The applicant will be required to contribute to the construction of the Shepparton East
Drainage Scheme as their drainage solution for the proposed development.

The land us partially within an area of Aboriginal Cultural Heritage Sensitivity. A Cultural
Heritage Management Plan (CHMP16284) has been prepared by Jo Bell Heritage Services.
The CHMP determined that significant ground disturbance has occurred and no aboriginal
cultural heritage features were identified as part of the site assessment.

Plans of the proposal are shown below:

Q 10 Carron Wt Shappanion
O s K308 Mg 033

S e ssn
» e Www oot wasEsotIon. com au
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Summary of Key Issues
Planning permit permission is required to use and develop the land for a material recycling
operation.

The land is zoned for industrial use and has access to the required infrastructure and
services. There is policy support for new materials recycling facilities to be locate on existing
vacant industrial land within the Municipality.

The key assessment consideration of this application is the potential amenity impacts of the
proposed use on surrounding land.

The application was advertised and 5 objections were received that outlined concerns about
potential amenity impacts on nearby residential land from the proposed use.

The EPA as the determining authority on environmental amenity impacts is satisfied that the
separation between the proposed use and nearby residential uses is adequate and that
potential amenity impacts can be controlled via conditions of a planning permit.

Recommendation

Notice of Decision to Grant a Permit

That Council having caused notice of Planning Application No. 2019-314 to be given under
Section 52 of the Planning and Environment Act 1987 and having considered all the matters
required under Section 60 of the Planning and Environment Act 1987 and having considered
the objections to the application, decides to Grant a Notice of Decision to Grant a Permit
under the provisions of 33.01-1, 33.01-4, 44.04-2 and 52.05-12 of the Greater Shepparton
Planning Scheme in respect of the land known and described as 24 Carroll Road
SHEPPARTON EAST VIC 3631, for the Use and developments of a materials recycling
facility and associated business identification signage in accordance with the Notice of
Decision and the endorsed plans.
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Moved by: Melissa Crane with following changes to Notice

of Decision

- Change the preamble to include (Building Materials) after the word recycling

- Cond 1e to include fAand includes the pro
boundaryo after the word generation.

- Cond6paragr ap h 2 This areaaraugt then befimaintained to the satisfaction of
the Responsible Authority, and must not be used for any other purpose except with the
prior written approval of the Responsible Authority the replacement of any diseased or
deadplant i ngs. 0

- Cond 8 Paragraph 3 to read AThe use of t

portable toilets element of the business, must operate during the following hours:

Seconded by: Colin Kalms

That Council having caused notice of Planning Application No. 2019-314 to be given under
Section 52 of the Planning and Environment Act 1987 and having considered all the matters
required under Section 60 of the Planning and Environment Act 1987 and having considered
the objections to the application, decides to Grant a Notice of Decision to Grant a Permit
under the provisions of 33.01-1, 33.01-4, 44.04-2 and 52.05-12 of the Greater Shepparton
Planning Scheme in respect of the land known and described as 24 Carroll Road
SHEPPARTON EAST VIC 3631, for the Use and developments of a materials recycling
facility and associated business identification signage in accordance with the Notice of
Decision and the endorsed plans.

Carried

Subject Site & Locality

An inspection of the site and the surrounding area has been undertaken.

Date: 11/11/19 Time: 10.30 am
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The site has a total area of approximately 4,192 square metres and currently contains:

A

A

Cleared, flat land currently used for pasture
Informal car parking and storage areas.

The main site/locality characteristics are:

A

A

A

A

An irrigation channel and orchards to the north
Industrial and commercial land to the south
Low density residential land to the east
Industrial and commercial land to the west

The Photos below show the existing site:

ERTPRRFEPTT i

Lt

The above photo shows the existing unsealed vehicle crossing to the land from Carroll
Road.
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The above photo shows the proposed building and car park area on the land looking east

1

towards the land in the LDRZ in Blossom Way.

The above photo is looking south from the subject site at existing industrial land in Carroll
Road.
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Blossom Way.
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P

A photo of the existing Foott Waste Facility in Carroll Road.

An inspection of the existing Foott Waste site was also undertaken on 21/11/19 at 8.30am.
The operation currently operates in two sheds (one for paper and plastic sorting and
bundling and one for building waste sorting and plaster sheet processing). The portable
toilets are pumped to trade waste and cleaned to the rear of the premises under a canopy
area. Very little noise or odour was present with the operation to the north audible over the
building materials sorting operation. The processes undertaken on site provide for up to a
70% diversion from landfill.

Permit/Site History

The history of the site includes:

A Planning permit application 2018-345/A for a two lot subdivision for the creation of a lot
for the proposed development and a vacant lot to the east for future development. A
plan of the proposal is shown below. The proposal will be located on lot 1. Separate
tittes have now been created.
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A S-2019-691 the associated certification application.

Further Information

Was further information requested for this application? Yes
What date was the further information requested?: 19/11/19

What date was the further information received?:

25/11/19

Public Notification

The application was advertised pursuant to Section 52 of the Planning and Environment Act
1987 with the following description Use of the land for materials recycling, a building and
construction waste sorting facility and associated business identification signage, by:

A Sending notices to the owners and occupiers of adjoining land (as shown below).
A Placing a sign on site.
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The application was exempt from being advertised in accordance with Clause 33.01-4 &
44.04-6 of the planning scheme.

Objections
The Council has received 5 objections to date.

The obijections received are from the owners of 10, 12, 13, 14 & 15 Blossom Way,
Shepparton East. Each of these properties is located in the Low Density Residential Zone
(LDRZ).
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The key issues that were raised in the objections are.

A The location of the operation

A Potential emissions T noise, dust, odour

A The presence of vermin and pests

A The proposed hours of operation

A Concerns about the emptying process for bins and toilets

A Plans submitted do not show the location of truck parking and bin storage

A The requirement for the ongoing maintenance of the natural grass zone

Title Details

The title does not contain a Restrictive Covenant or Section 173 Agreement

Consultation

COVID restrictions that have been present throughout the public notice and assessment
phases of the application have prevented officers from doing a detailed consultation with the
applicant and objectors.

Uncertainty around when these restrictions will ease and the impending Council Caretaker
Period have led to the applicant requesting that a decision be made on the application prior
to the caretaker period commencing.
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Referrals
Referrals/Notices Required by the Planning Scheme:
Section 55 - List Planning Determining or Advice/Response/Conditions
Referrals Authority | clause Recommending
triggering
referral
GBCMA 44.04-7 Recommending No objection subject to standard floor level
condition
EPA 66.02-7 Determining Consented subject to conditions

Section 52 - Notice
Authority

Advice/Response/Conditions

Goulburn-Murray
Water

No objections subject to conditions.

Goulburn Valley

No objections subject to standard conditions

Water
CFA No objections subject to conditions
VicRoads No objections and no conditions

Internal Council
Notices

Advice/Response/Conditions

Development
Engineers

Consent subject to conditions

Environmental Health

No objections and no conditions

Assessment

The zoning of the land
Industrial 1 Zone (IN12)

Purpose

1 To implement the Municipal Planning Strategy and the Planning Policy Framework.
9 To provide for manufacturing industry, the storage and distribution of goods and
associated uses in a manner which does not affect the safety and amenity of local

communities.

Planning permit permission is require to use and develop the land for Materials Recycling in

the IN1Z.

Decision Guidelines:
1 The Municipal Planning Strategy and the Planning Policy Framework.
1 The effect that the use may have on nearby existing or proposed residential areas or
other uses which are sensitive to industrial off-site effects, having regard to any
comments or directions of the referral authorities.

= =4 =4 -8 -89

The effect that nearby industries may have on the proposed use.

The drainage of the land.

The availability of and connection to services.

The effect of traffic to be generated on roads.

The interim use of those parts of the land not required for the proposed use.
Any natural or cultural values on or near the land.
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Streetscape character.

Built form.

Landscape treatment.

Interface with non-industrial areas.
Parking and site access.

Loading and service areas.
Outdoor storage.

Lighting.

Stormwater discharge.

Relevant overlay provisions
Land Subject to Inundation Overlay (LSIO)

Purpose

1

To ensure that development maintains the free passage and temporary storage of
floodwaters, minimises flood damage, is compatible with the flood hazard and local
drainage conditions and will not cause any significant rise in flood level or flow
velocity.

To protect water quality in accordance with the provisions of relevant State
Environment Protection Policies, particularly in accordance with Clauses 33 and 35
of the State Environment Protection Policy (Waters of Victoria).

To ensure that development maintains or improves river and wetland health,
waterway protection and flood plain health.

Planning permit approval is required for buildings and works in the LSIO.
Decision Guidelines

= = =4 =9 = =4 =8 =9

Any local floodplain development plan.

Any comments from the relevant floodplain management authority.

The existing use and development of the land.

Whether the proposed use or development could be located on flood-free land or

land with a

lesser flood hazard outside this overlay.

The susceptibility of the development to flooding and flood damage.

The potential flood risk to life, health and safety associated with the development.

Flood risk

factors to consider include:

A The frequency, duration, extent, depth and velocity of flooding of the site and
accessway.

A The flood warning time available.

A The danger to the occupants of the development, other floodplain residents and
emergency personnel if the site or accessway is flooded.

1 The effect of the development on redirecting or obstructing floodwater, stormwater or

drainage water and the effect of the development on reducing flood storage and
increasing flood levels and flow velocities.

1 The effect of the development on river health values including wetlands, natural

habitat, streamstability, erosion, environmental flows, water quality and sites of
scientific significance.

Page49 of 150
ConfirmedMinutes of DHP Hearingl8 September 2020 (M284023)



Development Hearings Panel
Meeting Number: 3/2020
Date: 18 September 2020

Planning Policy Framework (PPF)
13.05-1S7 Noise Abatement

Objective
To assist the control of noise effects on sensitive land uses.
Strategy

Ensure that development is not prejudiced and community amenity is not reduced by noise
emissions, using a range of building design, urban design and land use separation
techniques as appropriate to the land use functions and character of the area.

13.06-1S Air Quality Management

Objective

To assist the protection and improvement of air quality.
Strategies

Ensure, wherever possible, that there is suitable separation between land uses that reduce
air amenity and sensitive land uses.

13.07-1S Land Use Compatibility

Objective

To protect community amenity, human health and safety while facilitating appropriate
commercial, industrial, infrastructure or other uses with potential adverse off-site impacts.
Strategies

9 Ensure that use or development of land is compatible with adjoining and nearby land
uses.

1 Avoid locating incompatible uses in areas that may be impacted by adverse off-site
impacts from commercial, industrial and other uses.

1 Avoid or otherwise minimise adverse off-site impacts from commercial, industrial and
other uses through land use separation, siting, building design and operational
measures.

9 Protect existing commercial, industrial and other uses from encroachment by use or
development that would compromise the ability of those uses to function safely and
effectively.

17.03-2S Sustainable Industry

Objective

To facilitate the sustainable operation of industry
Strategies

9 Ensure that industrial activities requiring substantial threshold distances are located
in the core of industrial areas.

1 Encourage activities with minimal threshold requirements to locate towards the
perimeter of the industrial area.

1 Minimise inter-industry conflict and encourage like industries to locate within the
same area.

9 Protect industrial activity in industrial zones from the encroachment of commercial,
residential and other sensitive uses that would adversely affect industry viability.

1 Encourage industrial uses that meet appropriate standards of safety and amenity to
locate within activity centres.

1 Provide adequate separation and buffer areas between sensitive uses and offensive
or dangerous industries and quarries to ensure that residents are not affected by
adverse environmental effects, nuisance or exposure to hazards.
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1 Encourage manufacturing and storage industries that generate significant volumes of
freight to locate close to air, rail and road freight terminals.

19.03-3-3S Integrated Water Management
Objective

To sustainably manage water supply, water resources, wastewater, drainage and
stormwater through an integrated water management approach.

Strategies

Manage stormwater quality and quantity through a mix of on-site measures and developer
contributions at a scale that will provide greatest net community benefit.

19.03-5S Waste and Resource Recovery

Objective

To reduce waste and maximise resource recovery so as to reduce reliance on landfills and
minimise environmental, community amenity and public health impacts.

Strategies

1 Ensure future waste and resource recovery infrastructure needs are identified and
planned for to safely and sustainably manage all waste and maximise opportunities
for resource recovery.

1 Protect waste and resource recovery infrastructure against encroachment from
incompatible land uses by ensuring buffer areas are defined, protected and
maintained.

1 Ensure waste and resource recovery facilities are sited, designed, built and operated
S0 as to minimise impacts on surrounding communities and the environment.

1 Encourage technologies that increase recovery and treatment of resources to
produce energy and other marketable end products.

1 Enable waste and resource recovery facilities to locate close together in order to
share separation distances, reduce the impacts of waste transportation and improve
the economic viability of resource recovery.

1 Encourage development that facilitates sustainable waste and resource recovery.

The Local Planning Policy Framework (LPPF)- including the Municipal Strategic Statement
(MSS), local planning policies and Structure Plans

21.04-4 Urban Design

Advertising signage is a key and often highly visible component of the physical environment
of the municipality and the inappropriate design or placement of advertising signs can have a
significant effect on the appearance and visual amenity of an area. Council wants to guide
the location and display of signage within the municipality to ensure signage is compatible
with the character and architecture of local streetscapes. The design, form, size and
placement of advertising signs should be controlled so as to protect and enhance the
appearance of rural and urban areas and to avoid signs that are excessive, confusing or
incompatible with the character of the surrounding area.

21.05-2 Floodplain and Drainage Management

Strategies - Floodplain Management
9 Discourage development and subdivision on land subject to flooding.
1 Ensure that all new development maintains the free passage and temporary storage
of floodwater, minimises flood damage is compatible with flood hazard and local
drainage conditions, and minimises soil erosion, sedimentation and silting.
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21.06-4 Industry

The established industrial areas contain significant pockets of vacant undeveloped land
which continue to provide opportunities for additional industrial development. The expansion
of Shepparton has also resulted in many of these industrial areas now being encumbered by
surrounding sensitive land uses. Industrial land is a limited resource in the municipality and
there is an ongoing need to ensure that existing industrial zoned lands are appropriately
protected for industrial and related land uses.

The Industrial Land Review , City of Greater Shepparton, 2011 (ILR) determined that there
are significant challenges in accommodating material recycling facilities, eco industries and
other such land uses that require extensive storage areas or buffer requirements from
adjacent sensitive land uses in Greater Shepparton. Resource recovery operations

include waste processing and material recycling, such as composting, biogas cogeneration,
and metal, glass and paper recycling. In this sense, resource recovery is primarily related to
recycling, reprocessing and re-use of materials that would otherwise go to landfill, creating
significant positive environmental outcomes.

Council commissioned the Greater Shepparton Resource Recovery Feasibility and Site
Selection Study 2016 to investigate candidate sites for the establishment of a resource
recovery precinct in Greater Shepparton. Due to a number of constraints, it was
recommended that a single location or the precinct is not suitable. However, a multi-
locational approach be pursued in the short-term, while a regional approach is developed
with surrounding municipalities. To date no regional approach has been adopted.

Objectives and Strategies - Industry
General Objectives

9 To sustain a growing and diverse industrial base.

1 To protect the existing industrial base in the urban areas of Shepparton, Mooroopna
and Tatura.

1 To provide an adequate supply of appropriately located industrial land relevant to

measured demand that meets the needs of different industries.

To require all future industrial development to be of a high quality in terms of

urban design, environmental standards and amenity.

To conserve places of industrial cultural heritage significance.

To minimise land use conflicts.

= =4 =4 =4

Economic Development Objectives
1 To encourage future industrial land uses to locate on existing vacant industrial zoned
lands
1 To facilitate the redevelopment of under-utilised industrial sites for more intensive
forms of
industrial uses to make more efficient use of existing infrastructure.
To encourage resource recovery uses to establish across the region in locations
where impacts on nearby land uses can be minimised.
Economic Development Strategies
9 Direct industries which require substantial buffer zones from sensitive land uses to
locations that minimise land use conflicts and impacts on the amenity of surrounding
areas.

T
T

Amenity Objectives
1 To minimise any impact on the amenity and safety of surrounding land uses from
traffic, noise and emissions generated by industrial land an rescource recovery uses.
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1 To ensure appropriate standards of health, safety and amenity are provided by new
and existing industries.

1 To ensure a high standard of urban design and landscaping is achieved to improve
the amenity and appearance of industrial areas.

Amenity Strategies
9 Facilitate good design and landscaping outcomes for industrial developments that
enhance the municipalityodés built form and pr ¢
1 Prevent encroachment of residential development into industrial areas, as well as
ensuring that new industrial developments are located an appropriate distance from
existing residential areas.
9 Ensure that land within 10 metres of the frontage of an industrial site (other than land
required for car parking and access) is developed for landscaping.
1 Direct resource recovery industries to locations that minimise land use conflicts and
impacts on the amenity of surrounding areas.

Built Environment Objectives
1 To encourage new industrial development to implement on site responsive and
sustainable design principles.
To provide for good urban structuring and connectivity between local major roads.
To encourage, where possible, the grouping of similar industrial uses and
showrooms to facilitate
1 improved infrastructure and communication services to industry, and to allow such
uses to benefit from economies of scale.
1 To encourage high quality industrial developments.

il
il

Built Environment Strategies
9 Facilitate improvements to access, parking, site layout, landscaping and building
designinthemuni ci pal i tyds existing industrial ar e
9 Encourage new industrial developments to utilise, where practicable, energy
efficiency, water conservation and reuse, water sensitive urban design, and recycling
or reuse of waste products.
1 Encourage industrial developments that incorporate high quality architectural design
elements, create visual interest and incorporate landscaping and/or urban art.
1 Ensure all new industrial development incorporates best practice water sensitive
urban design and waste management practices.

Policy Guidelines T Development of Resource Recovery Operations
It is policy to:
9 Direct recycling and reprocessing centres to locate in existing zoned industrial land.
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The subiject site is located in an area preferred for industrial expansion.

21.07-2 Urban and Rural Services
1 Goulburn Valley Regional Waste Management anticipates that within the next 20
years technology may change the way we are currently treating and managing waste
with government regulations expected to limit the amount of waste going to landfill
with greater emphasis on recycling and green waste reuse.
1 All new developments must incorporate water sensitive urban design principles and
developers must consider stormwater quality, include erosion and sediment control
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plans in accordance with the Best Practice Environmental Management Guidelines
for Urban Stormwater.

Strategies - Urban and Rural Services
1 Ensure new developments are connected to reticulated services or have provision for
adequate on-site disposal with no adverse impacts on nearby watercourses.
1 Establish appropriate buffer distances around existing waste water facilities to protect
them

21.07-3 Urban Stormwater Management

Objectives - Urban stormwater management
1 To maintain and enhance stormwater quality throughout the municipality.

1 To ensure that new development complies with the Infrastructure Design Manual.

Relevant Particular Provisions
52.05 Signs
Purpose

1 To regulate the development of land for signs and associated structures.

1 To ensure signs are compatible with the amenity and visual appearance of an area,
including the existing or desired future character.

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

9 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.

Planning permit permission is required for the display of business identification signage
exceeding 8sgms. The type of sighage proposed is not unusual for an operation of this size
and will not lead to clutter or impact on the amenity of the area. A plan of the proposed
business identification signage is shown below.

2 C ommercial
j Industrial
= e Bulk Bias

Waste Solutions Recyeling

Q 10 Carroll Rd, Shepparton Keaosmton

PO Box 6268 Shepparton 1632 Bty
Todlets

. (03)s8313711
L www toottwastesolutions com.au
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52.06 Car Parking
Purpose

1 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 nature
of the locality.

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.

=a =4

No planning permit is required for a reduction in car parking as the required 10% of the site
(Clause 52.06) has been set aside for car parking. 84 car parking spaces will be provided on
site.

52.34 Bicycle Facilities
Purpose

To provide secure, accessible and convenient bicycle parking spaces and associated
shower and change facilities.

A new use must not commence or the floor area of an existing use must not be increased
until the required bicycle facilities and associated signage has been provided on the land.

A permit may be granted to vary, reduce or waive any requirement of Clause 52.34-5 and
Clause 52.34-6.

A condition of the planning permit will require the provision of a shower, change room and 3
bicycle parking spaces in accordance with the requirements of this provision.

Uses with Adverse Amenity Potential 53.10
Purpose

To identify those types of uses and activities, which if not appropriately designed and
located, may cause offence or unacceptable risk to the neighbourhood.

The threshold distance required by this provision for materials recycling is not specified and
therefore the application was required to be referred to the Environment Protection Authority
who have consented to the application subject to conditions.

Resource Recovery 53.14
Purpose

To facilitate the establishment and expansion of a Transfer station and/or a Materials
recycling facility in appropriate locations with minimal impact on the environment and
amenity of the area.

The applicant has submitted information required by this clause.

Before deciding on an application, in addition to the Decision Guidelines of Clause 65, the
responsible authority must consider:
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1
1

The contribution of the proposal to achieving resource recovery targets established
by the Victorian Government.
The impact of the proposal on the amenity of the surrounding area.

The decision guidelines of Clause 65
Before deciding on an application or approval of a plan, the responsible authority must
consider, as appropriate:

=4 =4 =8 -8 -8 =A =
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The matters set out in Section 60 of the Act.

The State Planning Policy Framework and the Local Planning Policy Framework,
including the Municipal Strategic Statement and local planning policies.

The purpose of the zone, overlay or other provision.

Any matter required to be considered in the zone, overlay or other provision.

The orderly planning of the area.

The effect on the amenity of the area.

The proximity of the land to any public land.

Factors likely to cause or contribute to land degradation, salinity or reduce water
quality.

Whether the proposed development is designed to maintain or improve the quality of
stormwater within and exiting the site.

The extent and character of native vegetation and the likelihood of its destruction.
Whether native vegetation is to be or can be protected, planted or allowed to
regenerate.

The degree of flood, erosion or fire hazard associated with the location of the land
and the use, development or management of the land so as to minimise any such
hazard.

The adequacy of loading and unloading facilities and any associated amenity, traffic
flow and road safety impacts.

Officer Assessment

1.

A planning permit is triggered to use and develop the land for a materials recycling
facility in the IN1Z. The application is considered to satisfy the zone purpose of
providing for industry in a manner which does not affect the safety and amenity of
local communities for the reasons outlined below.

The planning report submitted with the application seeks approval for a materials

recycling facility. Materials recycling

process, stor e, recycl e, or sell refuse,

that the use fits within this definition rather than a transfer station as it includes the

processing of materials such as plaster.

collect, consolidate, temporarily store, sort or recover refuse, used or surplus
materials before transfer for disposal

Both materials recycling and a transfer station are a section 2 use in the IN1Z subject
to the land being at least 30m from land is a residential zone. This setback is
achieved so a planning permit can be granted for the proposed use.

The first decision guideline in the IN1Z relates to consideration of the Municipal
Planning Strategy (MPS) and the Planning Policy Framework (PPF).
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5.

10.

11.

12.

The MPS notes that industrial zoned land is a limited resource within the municipality
and directs new materials recycling operations to existing vacant industrial zoned
land such as the proposed site.

The MPS also notes that there are significant benefits in providing for material
recycling operations that reduce the level of waste that would otherwise be directed
to landfill. Despite this the MPS acknowledges that these types of operations can
present challenges in terms of their location to residential and other sensitive land
uses. That there is a need to minimise land use conflicts such as noise, odour and
dust.

Clause 19.03-5S of the PPF also highlights the importance of waste and resource
recovery in reducing the reliance on landfills in order to improve environmental and
community amenity. Clause 17.03-2S highlights the need to provide adequate buffer
distance for these types of uses to ensure that residents are not affected by adverse
environmental effects or nuisance.

13.05-1S (Noise Abatement), 13.06-1S (Air Quality Management) and 13.07-1S
(Land use compatibility) seek to manage amenity conflicts between land uses. The
application was required to be referred to the EPA, who are the determining referral
authority on environmental impacts and amenity.

EPA has reviewed the EMP and noise report provided by the applicant and has
determined that that subject to compliance with conditions the separation between
the proposed use and nearby residential uses is adequate. The EPA is satisfied that
the proposal can reduce noise emissions to an acceptable level and that the primary
source of potential odour emissions, the portable toilet units, can also be effectively
managed. The EPA is also satisfied that dust emissions can be managed to a
suitable level.

The application adequately addresses the other relevant decision guidelines of the
IN1Z. Stormwater from the land can be connected to the Shepparton East Drainage
system, which provides stormwater retention and treatment via a basin and wetland
system at 315 Doyles Road, Shepparton. This drainage solution is to the satisfaction
of Council 6s Development Engineers.

All required services can be connected to the land. The provision of on-site parking
and loading and unloading is adequate for the proposed use.

A Traffic Impact Assessment has been submitted with the application. The TIA
concluded that the proposed use will generate a peak hour movement of 17 vehicles
per hour prior to the morning shift and 14 vehicles per hour from the site following the
afternoon shift. The TIA anticipated that the relocation of the business would have a
negligible impact on the Carroll Road and the Midland Highway subject to a swept
path analysis being submitted to ensure there is adequate road width provided in
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Carroll Road to accommodate heavy vehicles entering and existing the land at the
same time. The applicant has submitted this analysis.

13. VicRoads (DOT) were notified of the application and had no objection to the
proposal. Council 6s Devel op noghepropBsalgubjace er s h a¢
to construction of a sealed vehicle access in accordance with the requirements of the
Infrastructure Design Manual and the provision of a suitable stormwater drainage
solution.

14. A detailed landscape plan has been submitted with the application. Officers consider
the proposed landscape plan is acceptable, subject to further details on how the
proposed natural grass area will be maintained in order to reduce any dust
emissions. The plan provides for a proposed 5 metre wide landscape screen along
the eastern boundary of the land (lot 1) which will include large trees, shrubs and
understorey plantings. Over time this will provide a visual barrier and soften the
appearance of the land from the LDRZ land to the east.

15. The land is partially within the LSIO. The purpose and decision guidelines of the
LSIO and 21.05-2 seek to manage flooding within the community. The relevant
floodplain manager the GBCMA have consented to proposal subject to the proposed
warehouse and office buildings being construed 300 millimetres above the 100 year
flood level.

16. Clause 53.10 identifies a materials recycling or transfer station as having the
potential to cause offence or an unacceptable risk to the surrounding neighbourhood
if not appropriately designed and located. As there is no threshold distance specified
for materials recycling the application was required to be referred to the EPA to
consider any potential amenity impacts such as noise, dust and odour.

17. For a transfer station not accepting organic waste, the threshold distances from
sensitive land uses is 200m. Any proposal that falls within this distance is required to
be referred to the EPA for assessment.

18. The EPA is satisfied that the proposed used and development is adequately sited to
avoid any unacceptable risk and that potential amenity impacts can be properly
managed by conditions of a planning permit.

19. Another potential risk associated with the proposal is a fire outbreak from materials
such as bundled cardboards and plastics. For this reason officers notified the CFA of
the application. The CFA has consented subject to conditions that require the
management of fire risk, including a Fire Management Plan.

20. Clause 53.14 seeks to facilitate the establishment of transfer stations and materials
recycling facilities in appropriate locations. It is noted that the land is zoned for
industrial purposes and that the existing Foott Waste facility has operated within
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21.

22.

23.

24.

25.

26.

27.

28.

close proximity to the land and the LDRZ land to the east for a number of years
without any major issues. It is clear from viewing the existing Foott Waste facility that
it has outgrown this site. The move to a new purpose built facility provides an
opportunity for the business to operate under one roof, comply with current standards
and better manage and control potential amenity impacts of the operation.

The proposal is supported by state level strategic documents such as the Statewide
Waste and Resource Recovery Infrastructure Plan which seek to reduce the amount
of waste currently being sent to landfill. The operation currently supports local
community by providing a materials recycling facility to local business and community
and by preventing up to 70% of this waste from being sent directly to landfill.

It is estimated that the new facility has the capacity to increase the amount of waste
material recovered annually from approximately 3,400 Tonnes Per Annum (TPA) to
approximately 7,500 TPA

The proposal is generally in accordance with the relevant decision guidelines of
Clause 65. It will provide for an improved design outcome in Carroll Road, providing
for a new building of interest with a suitably designed landscape treatment.

No native vegetation is proposed to be removed as part of the proposal.

The objections to the application identify valid points of concern that need to be
addressed through the assessment of the application. Officers need to be satisfied
that noise, odour, dust and other relevant amenity considerations can be managed to
acceptable levels to minimise the impact on the amenity of the LDRZ land to the
east.

In addition to the above, it is important to note that this LDRZ land directly abuts
industrial land and residents cannot expect a pristine level of residential amenity that
may exist in more centralised residential neighbourhood located away from
commercial and industrial uses.

Objectors have raised concerns that the proposed use is not suitably located given
its proximity to residential zoned land. The closest residential zoned land will be
approximately 130m from the proposed warehouse building. This will see the facility
located closer to residential land than the existing Foott Waste facility.

One of the issues with the current Foott Waste facility is that operations have
outgrown the existing building footprint and a number of operations such as bin
storage occur outdoors. The proposed building will allow for all activities, other than
the portable toilet wash down to occur within the building, reducing the visual impact
of the operation. A landscape screen will also be planted along the eastern boundary
of lot 1. Over time this will provide a visual barrier from the land use for the LDRZ
land to the east.
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29. The proposed use and development is required to comply with EPA Publication 1411
O0Noi se form | nduteria(NyRV) The aRmicant loas sutbmittedi acoise
report that indicates that the measured noise levels for all activates to be undertaken
will comply with the NIRV limits defined in the State Environment Protection Policy
(Control of Noise from Commerce, Industry and Trade) No. N-1 (SEPP N-1) during
the proposed operating hours. The report identified that the dominant background
noise when measuring from land is Blossom Way was traffic noise from Doyles and
Benalla Road and noise from an adjoining business6 A1l Far m Gat eso

30. In order to provide certainty to objectors about compliance with the required noise
guidelines, it is recommended that a condition be included on any approval granted
that requires:

1 A noise report be provided within 6 months of the commencement of use
demonstrating the require noise limits are being met.

9 Future noise testing if noise disturbance is caused to nearby residential
neighbours. If noise emissions are found to be problematic the report will need to
recommend acoustic protections to neighbouring properties that are to be
implemented by the permit holder.

31. The EPA is satisfied that noise levels can be suitably managed based on the above
requirements and the submitted noise report. The hours of operation provided in the
application material are 7.00am to 5.00pm for the waste recycling building. Waste
collection vehicles will begin leaving the site from 5.00am and will return by 5.00pm.
A condition should be included on a planning permit granted limiting the hours of
operation to those specified.

32. The primary source of potential odour emissions from the operation has been
identified as emissions from the portable toilet units to be stored at the site. The
Information submitted with the application indicates that the effluent hose for the
portable toilets units will be connected to the Goulburn Valley Sewerage System. The
portable toilets will washed and stored under an open canopy on the northern side of
the proposed warehouse building.

33. The EPA is satisfied that this process will reduce the potential for off-site odour
emissions to an acceptable level. All other recycling processes will operate within the
proposed warehouse building. Officers have visited the current Foott Waste facility
whilst in operation and did not notice any strong odour emissions. Officers have also
visited Blossom Way on a number of occasions during Foot Waste Operating hours
and have not noticed any odour impacts.

34. The existing Foott Waste Facility generates dust as the result of activities that occur
on site outside of the existing building footprint and internal access ways that are of a
gravel treatment. All activities at the new facility will either be undertaken within the
building or under a canopy with a sealed surface. All internal access ways, car

Page61 of 150
ConfirmedMinutes of DHP Hearingl8 September 2020 (M284023)



Development Hearings Panel
Meeting Number: 3/2020
Date: 18 September 2020

parking and loading and unloading areas will be located on sealed surfaces that will
reduce dust emissions.

35. A dust and silica assessment report was provided with the EMP that outlines
procedures for workers to implement dust mitigation measures in the sorting of
recyclables to reduce the potential for offsite impacts. These include dust monitoring
programs, exhaust ventilation and use of water mist sprays. The EPA is satisfied that
the measures detailed in the EMP will effectively manage dust emissions from the
site.

36. Officers are concerned the natural grass area shown on the plans submitted with the
application has the potential to generate dust in dry and warm conditions. Officers
also believe this area has the potential to be used for truck parking. A condition of
any planning permit granted should require amended plans showing a sealed truck
parking area and measures for reducing dust generation from the natural grass area.

37. Officers believe that the concerns raised in the objections, while legitimate, can be
effectively managed by conditions of a planning permit and do not warrant refusal of
the application. Amenity conditions should be included on any planning permit issued
to control the appearance of the site and to ensure the management of any vermin of
pests.

Relevant incorporated or reference documents
Infrastructure Design Manual

Other relevant adopted State policies or strategies policies
There are no other relevant adopted State policies or strategies

Relevant Planning Scheme amendments
There are no relevant Planning Scheme amendments

Are there any significant social & economic effects?
There are no other significant social & economic effects

Discuss any other relevant Acts that relate to the application?
The Aboriginal Heritage Act 2006

The Aboriginal Heritage Act 2006 provides protection for all Aboriginal places, objects and
human remains in Victoria, regardless of their inclusion on the Victorian Aboriginal Heritage
Register or land tenure.

The Aboriginal Heritage Act 2006 introduces a requirement to prepare a Cultural Heritage
Management Plan (CHMP) if all or part of the activity is a listed high impact activity, resulting
in significant ground disturbance, and all or part of the activity area is an area of cultural
heritage sensitivity, which has not been subject to significant ground disturbance.
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The O0Area of Cultural Heritage Sensitivity

of cultural heritage sensitivity a CHMP has been previously prepared by Jo Bell Heritage
Services .(CHMP 16284) on 20 Feb 2019. Significant ground disturbance was found to have
occurred and no aboriginal cultural heritage was found as part of the site assessment.

Conclusion

As identified in the Local Planning Policy Framework established industrial areas within
Shepparton contain significant pockets of vacant undeveloped land that provide
opportunities for additional industrial development. Industrial zoned land in Shepparton is a
limited resource and should be protected for industrial development.

There is strong policy support for industries which reduce waste and maximise resource
recovery so as to reduce reliance on landfills and minimise environmental, community
amenity and public health impacts.

The above needs to be balanced with the fact that the subject land is in close proximity to
nearby residential zoned land. There is also strong policy support level to ensure the
protection of the amenity of sensitive land uses.

Following a detailed assessment of the application officers have determined that the land is
suitable for the proposed use and development for a materials recycling facility. Conditions
contained in the draft Notice of Decision will assist to minimise land use conflicts and
impacts on the amenity of nearby residential land. Subject to adherence to these conditions
officers are satisfied that the amenity of these residents can be protected to an acceptable
level and therefore the application is recommended for approval.
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Draft Notice Of Decision

APPLICATION NO: 2019-314

PLANNING SCHEME: GREATER SHEPPARTON  PLANNING
SCHEME

RESPONSIBLE AUTHORITY: GREATER SHEPPARTON CITY COUNCIL

THE RESPONSIBLE AUTHORITY HAS DECIDED TO GRANT A PERMIT.

THE PERMIT HAS NOT BEEN ISSUED.

ADDRESS OF THE LAND: 24 CARROLL ROAD SHEPPARTON EAST

VIC 3631

WHAT THE PERMIT WILL ALLOW: USE AND DEVELOPMENT OF THE LAND

FOR MATERIALS RECYCLING AND
ASSOCIATED BUSINESS IDENTIFICATION
SIGNAGE

WHAT WILL THE CONDITIONS OF THE PERMIT BE?

1. Plans Required

Before the development starts, plans to the satisfaction of the responsible authority must
be submitted to and approved by the responsible authority. When approved, the plans
will be endorsed and will then form part of the permit. The plans must be drawn to scale
with dimensions and a minimum of two copies (or as specified) must be provided. The
plans must be generally in accordance the advertised plans but modified to provide.

a)

b)

c)

d)

f)

Finalised design plans of the development including, site, floor and elevation
plans, approved stormwater design and car and truck parking areas in
accordance with the approved civil plans.

The provision of bicycle, shower and change facilities in accordance with
clause 52.34 of the Greater Shepparton Planning Scheme.

A lighting plan showing all external lighting used to externally illuminate
buildings, works and uses designed, baffled and located, so as to prevent the
emission of light onto adjoining roadways and land.

An amended landscape plan detailing how the natural grass area will be
maintained to minimise any dust generation.

Amended site plan showing the setbacks required by Goulburn Murray Water
and floor height requirements of the Goulburn Broken Catchment Management
Authority.

An Emergency Management Plan as required by the Country Fire Authority
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2. Layout Not Altered

The use and development as shown on the endorsed plans must not be altered
without the written consent of the responsible authority.

3. Buildings and works on endorsed plans to be completed prior to use

Prior to the commencement of use, all buildings and works on the endorsed plans
must be completed to the satisfaction of the responsible authority unless otherwise
agreed in writing by the responsible authority.

4, Civil Construction Requirements

Before any of the development starts, detailed plans with computations to the
satisfaction of the responsible authority must be submitted to and approved by the
responsible authority. When approved, the plans will be endorsed and will then form
part of the permit. The information submitted must show the details listed in the
Council s Infrastructure Design Manual
requirements of that manual and show:

a) details of how the works on the land are to be drained/and or retarded

b) computations including total energy line and hydraulic grade line for the
proposed drainage as directed by responsible authority

c) underground pipe drains conveying stormwater to the legal point of discharge

d) unless agreed in writing by the responsible authority, measures to enhance

stormwater discharge quality from the site and protect downstream waterways
Including the expected discharge quality emanating from the development
(output from MUSIC or similar) and design calculation summaries of the
treatment elements

e) maximum discharge rate shall not be more than the pre-development flows

f) detailed constructions plans of the loading docks including vehicle turning
showing an all weather seal.

0) car and truck parking construction plans showing an all weather seal.

All parking spaces must be designed to allow all vehicles to drive forwards both when
entering and leaving the property. The loading and unloading of goods from vehicles
must only be carried out on the land subject to this permit within the designated
loading bays and must not disrupt the circulation and parking of vehicles on the land.

The access and parking areas must be constructed and drained to prevent diversion
of flood or drainage waters, and maintained in a continuously useable condition to the
satisfaction of the responsible authority.

Parking spaces, access lanes and driveways must be kept available for these
purposes at all times.
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Prior to the commencement of use all buildings and works as shown on the civil
endorsed plans must be constructed in accordance with the endorsed plans to the
satisfaction of the responsible authority.

5. Urban Vehicle Crossing Requirements

Prior to the commencement of use the vehicular crossing to the land shall be
constructed in accordance with the endorsed plan(s) generally in accordance with
Councils IDM standard drawing (SD250) to the satisfaction of the responsible
authority.

Prior to any vehicle crossing works commencing a Works in Road Reserve Permit
must be obtained from the responsible authority.

6. Landscape Works

Before the use starts landscaping works shown on the endorsed plan must be carried
out and completed to the satisfaction of the responsible authority.

All landscaping works must be maintained to the satisfaction of the Responsible
Authority including the replacement of any diseased or dead plantings.

7. Noise Control

The use hereby permitted must be conducted such that noise levels generated do not
exceed permissible noise levels established in accordance with Noise from Industry in
Regional Victoria (NIRV; EPA Publication 1411, 2011) or as amended.

Not more than six months after the occupation of the development noise
measurements of actual in operation noise levels must be undertaken at the permit
holders expense to determine if the use is achieving compliance with NIRV. If the
monitoring finds compliance is not be achieved with NIRV additional noise mitigation
measures must be implemented without delay to the satisfaction of the responsible
authority.

In the event of unreasonable noise being generated by activities conducted on from
the subject land and being established by Council planning officers as likely to be
causing a disturbance to nearby property, then further noise testing by a suitably
gualified acoustic consultant must be undertaken to assess whether activities on the
site are breaching the EPA permissible noise levels and to advise what measures
must be implemented to minimise the problem to the satisfaction of the responsible
authority.
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8. General Amenity

The use and development of the land must not adversely affect the amenity of the
area, by way of:

a) processes carried on the land;

b) the transportation of materials, goods or commaodities to or from the land;
c) the appearance of any buildings, works or materials;

d) the emission of noise, artificial light, vibration, smell, fumes, smoke, vapor,

steam, soot, ash, dust, waste water, waste products, grit, or oil;

e) the presence of vermin, or otherwise.

Prior to the use commencing any security alarm installed on the premises must be
0silently wiredd to a security firm or

The use of the Materials Recycling facility must operate during the following hours:

Operating hours Days of the week Extent of use/operation

7.00am i 5.00pm Monday to Friday All materials recycling operations
in accordance with conditions in
this permit.

5.00am i 7.00am Monday to Friday Only the departure of vehicles
travelling to external work sites.

Nil Weekends and public| No materials recycling
holidays operations.

These operating hours must not be altered without the prior written consent from the
responsible authority.

9. Environment Protection Authority

a) There must be no emissions of noise and/or vibrations from the premises
which are detrimental to either of the following:

1 the environment in the area around the premises; and
1 the wellbeing of persons and/or their property in the area around the
premises.

b) The permit holder must ensure that nuisance dust and/or nuisance airborne
particles must not be discharged or emitted beyond the boundaries of the
premises.
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10.

Additional comments

The permit holder is also reminded to meet their obligations to comply with the
Environment Protection Act 1970 at all times including but not limited to:

1. Section 38 - Discharges of water to comply with policy including State
Environment Protection Policy (Waters).

2. Section 41 - Pollution of atmosphere including offences for discharging
offensive odours to the sense of human beings.

3. Section 46 - Emission of noise to comply with policy including State
Environment Protection Policy (Control of Noise from Commerce, Industry and
Trade).

Country Fire Authority Requirements

a) The storage of combustible recyclable and waste materials must be
undertaken in accordance with EPA6s W
(Combustible Recyclable and Waste Materials).

b) Prior to the commencement of operations, an Emergency Management Plan
(EMP) must be submitted to the satisfaction of CFA and EPA, the plan must:
Incorporate a Fire Management Plan that has been prepared in accordance with
E P A Management and Storage of Combustible Recyclable and Waste Materials
Guideline 2018 (1667.2).

1 Identify risks and demonstrate how they will be managed, this includes
relevant risk management processes and procedures.

1 Specifically address fire risks, both on-site and off-site.

1 Include a temperature monitoring procedure and/or system of work for
stockpiles of combustible recyclable waste material. The process/system
must:

1 Include benchmarks (based on evidence) that set acceptable
temperature limits;

9 Ensure that continued monitoring is undertaken following
elevated temperature readings; and

1 Demonstrate how elevated temperatures will be managed. This must
include notification to CFA.

1 I nclude a 6hot worksdé policy that
ignition sources and site activities will be undertaken on days of severe
and above Fire Danger Ratings or Total Fire Ban.

1 Include a Traffic Management Plan and Fire Brigade Access
c) A fire protection system must be provided at the site, the system must be:

1 Designed to adequately respond to the risks and hazards evident at the
site;
1 Designed with ref erwansctee 6t oa s6 cao mbu
under Part E1.10 and E2.3 of the National Construction Code;
1 Provided in accordance with Australian Standard 2419.1.
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11.

1 Be to the satisfaction of CFA and not be altered unless otherwise
approved by CFA.

d) All stockpiles at the site must be temperature monitored and results recorded
and retained.

e) The site must be fully secured at all times and ongoing security monitoring
measures must be implemented and documented.

f)  Emergency vehicle access must be provided at the site.

g) Containment systems to prevent fire water runoff entering ground water or
storm water must be provided.

h) An Emergency Information Container must be installed at each road entry to
the site. The container must be:

1 painted red and mar ked OEMERGENC
contrasting lettering not less than 25mm high.

1 installed at a height of 1.2m-1.5m above ground level.
1 unobstructed and accessible with a fire brigade standard 003 key.

i) The Emergency Information Containers must contain an Emergency
Information Book, consisting of:

1 An inventory of materials at the premises (e.g., types, location and
vol ume of CRWM) that includes th
Management and Storage of Combustible Recyclable and Waste
Materials Guideline 2018 i Chapter 5.3: Reducing the impacts of fire:
Inventory.

1 Site plans that depict the layout of the entire site, including buildings,
internal roads, CRWM piles, fire protection systems and equipment,
dangerous goods storage areas, drains and isolation valves, neighbours
and the direction of north.

1 Contact details for site personnel, regulatory authorities and site
neighbours.
1 Procedures for management of emergencies, including evacuation,

containment of spills and leaks, and fire procedures.
Notes

Compliance with the Environment Protection Authority (EPA) publication titled
6Management and Storage of Combustible
(publication 1667.2, October 2018 as updated from time to time) will be taken to mean
compliance with the Waste Management Policy (Combustible and Recyclable Waste
Materials).

Goulburn Valley Region Water Corporation Requirements

(@) Connection of all sanitary fixtures within the development to reticulated sewerage,
at the developer 6s expense,constructian@doptedc
by and to the satisfaction of the Goulburn Valley Region Water Corporation.
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All works required are to be carried out in accordance with AS 3500.2 -6 San i
pl umbing and drainagebo, and to the
Services Section;

(b) Discharge of trade waste from the development shall be subject to a Trade Waste
Consent Agreement.

The Owner and or occupier is required to submit a completed Trade Waste Application,
and install the required pre-treatment facility to the satisfaction of Goulburn Valley

Waterdés Trade Waste Section, before ap
devel opment into the Corporationds sewe
12. Goulburn Broken Catchment Management Authority Requirements

The finished floor level of the proposed warehouse and office is to be set at least 300
millimetres above the 1% AEP flood level of 114.9 metres AHD, i.e. 115.2 metres
AHD.

13. Goulburn Murray Water Requirements

a) All construction and ongoing activities must be in accordance with sediment control
principles outlined in EPA Publication 275, Construction Techniques for Sediment
Pollution Control (May 1991).

b) No buildings or works may be erected or carried out within 30 metres of any
Goulburn-Murray Water infrastructure (including irrigation channels and drains).

c) All wastewater from the dwelling must be disposed of via connection to the
reticulated sewerage system in accordance with the requirements of Goulburn
Valley Water.

d) No stormwater is to be discharged to any Goulburn-Murray Water channels or
drains.

14. Time for Starting and Completion

This permit will expire if one of the following circumstances applies:

a) the development and use are not started within two (2) years of the date of
this permit;
b) the development is not completed within four (4) years of the date of this
permit.
NOTATIONS

Building Approval Required

Prior to the commencement of works approved by this permit, building approvals
must be obtained.
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Application Details:

‘ Responsible Officer:

‘ Andrew Dainton

Application Number: 2020-153

Applicant Name: Fisher Developments Pty Ltd
Date Received: 28-May-2020

Statutory Days: 75

Land/Address:

2-14 Walshe Street & 67-71 Casey Street TATURA VIC 3616

Zoning & Overlays:

Ci1z
LSIO
HO156

Why is a permit required
(include Permit
Triggers):

Buildings and works in the C1Z under 34.01-4

Buildings and works including demolition in the HO under 43.01-
1

Buildings and works in the LSIO under 44.04-2
Reduction in car parking requirements under 52.06-3
Waiver of end of trip bicycle facilities under 52.34-2
Sale of liquor under 52.27

application fee paid?

Are there any Restrictive | No
Covenants on the title?

Is a CHMP required? No
Was the correct Yes

$8,700.90 1 Development
$659.05 1 Reduction in parking and liquor
Total - $9359.95

Proposal

The application proposes the redevelopment of an existing IGA supermarket, including the

following:

1 Partial demolition of a building within the Heritage Overlay

1 A supermarket tenancy including a drive through bottle shop

9 Speciality retail including a drive through convenience restaurant of 404.5sgm

1 Construction of the supermarket, bottle shop and three speciality retail tenancies
below the flood protection level

i 62 on site car parking spaces

1 32 new on street car parking spaces in Casey Street

1 Loading dock to service the supermarket abutting Casey Street
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Plans of the proposed development are below.

PROPOSED ALTERATION TO EXISTING SUPERMARKET

2/4 WALSHE STREET
TATURA, VIC

RITCHIES STORES PTY LTD.

AN

Y, ==

g

PLANNING PERMIT
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Summary of Key Issues
1 Development permission is sought for alterations and additions to an existing IGA
supermarket.

9 Officers received one objection to the application which submitted that an insufficient
number of parking spaces is provided. Officers consider that a combination of on site
parking (62 spaces) and on street parking in Casey and Walshe Street provide an
acceptable amount of precinct wide parking for the development. On this basis
officers do not consider that the objection warrants refusal of the application.

91 All referral authorities have consented to the proposed application subject to various
conditions.

f Council és traffic and drainage engineers have
detailed civil works condition within the NOD.

i Officers assessment has found that the application implements planning policies and
creates a net community benefit by improving supermarket offering and creation
employment in Tatura.

Recommendation

Notice of Decision to Grant a Permit

That Council having caused notice of Planning Application No. 2020-153 to be given under
Section 52 of the Planning and Environment Act 1987 and having considered all the matters
required under Section 60 of the Planning and Environment Act 1987 and having considered
the objections to the application, decides to Grant a Notice of Decision to Grant a Permit
under the provisions of 34.01-4, 43.01-1, 44.04-2, 52.06-3, 52.27 and 52.34-2 of the Greater
Shepparton Planning Scheme in respect of the land known and described as 2-14 Walshe
Street & 67-71 Casey Street TATURA VIC 3616, for the Partial demolition, buildings and
works in association with an expanded Supermarket and retail tenancies, increase the area
where liquor can be sold, reduction in the statutory car parking requirements and waiver of
end of trip bicycle facilities in accordance with the Notice of Decision.
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Moved by: Andrew Fletcher
Seconded by: Colin Kalms

That Council having caused notice of Planning Application No. 2020-153 to be given under
Section 52 of the Planning and Environment Act 1987 and having considered all the matters
required under Section 60 of the Planning and Environment Act 1987 and having considered
the objections to the application, decides to Grant a Notice of Decision to Grant a Permit
under the provisions of 34.01-4, 43.01-1, 44.04-2, 52.06-3, 52.27 and 52.34-2 of the Greater
Shepparton Planning Scheme in respect of the land known and described as 2-14 Walshe
Street & 67-71 Casey Street TATURA VIC 3616, for the Partial demolition, buildings and
works in association with an expanded Supermarket and retail tenancies, increase the area
where liquor can be sold, reduction in the statutory car parking requirements and waiver of
end of trip bicycle facilities in accordance with the Notice of Decision.

Carried

Subject Site & Locality

An inspection of the site and the surrounding area has been undertaken.
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The site has a total area of about 6620 square metres and currently contains:

A An existing IGA supermarket and bottle shop with 22 on site car parking spaces. The
development site fronting Walshe and Casey Street is occupied by three dwellings all of
which are proposed to be demolished.

The main site/locality characteristics are:

A The |l and is on the eastern edge of Taturabs
Office to the west. Other nearby uses include a hotel, ambulance station, fire station
(soon to relocate) and a public park (open space).

The Photos below show the existing site:

View of Casey Street looking towards TMI
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Existing power pole in Casey Street nature strip which provides overhead connection to a
dwelling that is to be demolished.
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View of Walshe Street looking towards Hogan Street

View of the existing supermarket and clock tower memorial to Dr Park.
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