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PUBLIC SUBMISSIONS

o Public representations may be made on any items listed on the agenda in a Planning
Meeting apart from those listed in the confidential section.

¢ If you do wish to attend the meeting in person to make a submission, please fill out the
form on our website.

¢ Members of the public who wish to make a submission on an agenda item but who are
unable to attend the meeting in person may make a submission in writing:

o Submissions must be submitted in writing via the form on our website by no
later than 2:00pm on the day of Planning meeting; and

o limited to no more than 200 words that will be read out by the Chief Executive
Officer or nominated delegate at the meeting prior to the matter being
considered.
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ORDER OF BUSINESS:

1. Acknowledgement Of COUNtry ..........ccccvmmimiiiiinrcne s
20 2N o T ] Lo T30 oY g o £=T=Y Vo - N
3. Declaration Of Conflict Of Interests..........cccccvriiiiiiiie
4. Confirmation Of MinUtES........cccciiiiieiir
5. Officer Briefing.......ccoccciimmmmiiiirr s
6. Planning Delegated Committee RepPOrts .........ocoevreeii i

6.1. Ballarat Designh Review Panel - EXtension ...,

6.2. PLP/2022/943 222 Mair Street, Ballarat Central............cccoooveiiiiiiiiiiiieeeeeeee,
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1. ACKNOWLEDGEMENT OF COUNTRY

J L

The City of Ballarat acknowledges the Traditional Custodians of the land we live and work
on, the Wadawurrung and Dja Dja Wurrung People, and recognises their continuing
connection to the land and waterways. We pay our respects to their Elders past, present and
emerging and extend this to all Aboriginal and Torres Strait Islander People.

2. APOLOGIES FOR ABSENCE

3. DECLARATION OF CONFLICT OF INTERESTS

4. CONFIRMATION OF MINUTES

5. OFFICER BRIEFING
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6. PLANNING DELEGATED COMMITTEE REPORTS

6.1. BALLARAT DESIGN REVIEW PANEL - EXTENSION

Division: Development and Growth
Director: Natalie Robertson
Author/Position: Joanna Cuscaden — Executive Manager Development Facilitation

PURPOSE

1.

To provide the Planning Delegated Committee with an update on the established
Ballarat Design Review Panel (BDRP) and a recommendation to extend the BDRP for
a further 2 years.

BACKGROUND

2.

The practice of design review is to ‘peer review’ design proposals through discussion
and debate about the different ways to improve design outcomes. It is a process widely
used in Australia and internationally.

Through a design review process, projects are evaluated against the principles of good
design and with regard for the parameters of what is allowable in planning policy.
Expert panel members evaluate design based on their experience and professional
perspective, bringing alternative ideas and solutions to built-form outcomes.

The Ballarat Design Review Panel was formally established at the 15 December 2021
meeting of Council.

Since its establishment, the Design Review Panel has completed 13 design reviews.
The design reviews have included a mixture of applications incorporating higher
density buildings, growth areas masterplans, social housing proposals, and community
facilities.

The City of Ballarat continues to experience significant development pressure in the
municipality. There continues to be a growing need for greater design capability to
support Council and developers to achieve high quality design outcomes that will
continue to make a positive contribution to Ballarat’s distinctive character and place
value.

With an increase in higher density development, the City of Ballarat should continue to
push for improved design outcomes for longer term built-form legacy. The panel
provides an independent review of these building designs.

The Terms of Reference for each panel establishes the scope and parameters of the
design review panel. It sets out the aspirations of the process, the terms of panel
appointment and conduct, how conflicts of interest are managed, and establishes
expectations of panel members.

Costs are associated with the operation of the panel, including member remuneration.
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KEY MATTERS

10. Thirteen design reviews have been completed since 15 December 2021 with varying
levels of success. Following a review of all design review panels, a 12-month period
has not been long enough to determine overall success of the panel as many
applications have not yet been lodged.

11. For applications which have been lodged, the reviews have been used by Council
officers to push design outcomes identified and there are some applications where an
improved outcome has been achieved.

12. To ensure continued effective operation of the panel, officers would recommend that
additional heritage and planning experts are appointed to the panel, via an EOI
process. Support will also be sought via a Council report to reappoint all other panel
members for a further 2 years.

OFFICER RECOMMENDATION
13. That the Planning Delegated Committee:

13.1 Reappoints the existing panel members to the Ballarat Design Review Panel
for a further 2 years to October 2025.

13.2 Release an EOI requesting additional heritage and planning experts to be
appointed to the panel.

ATTACHMENTS

1. Governance Review [6.1.1 - 2 pages]
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ALIGNMENT WITH COUNCIL VISION, COUNCIL PLAN, STRATEGIES AND POLICIES

1. This report aligns with the goals of the Council Plan, specifically:
a. Goal 3: A city that fosters sustainable growth
b. Objective 3.5: Ensure better quality sustainable design outcomes in both City
of Ballarat and private development. This objective identifies the establishment
of a Design Review Panel.

COMMUNITY IMPACT
2. Good design creates better places which have multiple benefits to the community. The
value of well-designed buildings and places are well documented and have economic,
social and environmental benefits. Design review delivers public benefit by advancing
the quality of architecture, landscape architecture and urban design.
CLIMATE EMERGENCY AND ENVIRONMENTAL SUSTAINABILITY IMPLICATIONS
3. There are no climate emergency or environmental sustainability implications identified
for the subject of this report.
ECONOMIC SUSTAINABILITY IMPLICATIONS
4. There are no economic sustainability implications identified for the subject of this
report.
FINANCIAL IMPLICATIONS
5. Costs are associated with the operation of the panel, including member remuneration.
These costs will depend on the number of panel sessions that are conducted but are
not expected to be significantly greater than what Council currently incurs to engage
independent review services by individual consultants. The breadth and depth of
advice that can be achieved through a robust design review process is considered to
provide better value for money.

LEGAL AND RISK CONSIDERATIONS

6. There are no legal and risk considerations identified for the subject of this report.

HUMAN RIGHTS CONSIDERATIONS

7. It is considered that the report does not impact on any human rights identified in
the Charter of Human Rights and Responsibilities Act 2006.

COMMUNITY CONSULTATION AND ENGAGEMENT

8. This Design Review Panel is identified in the Council Plan which the community has
been consulted on and engaged with.

OFFICIAL
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GENDER EQUALITY ACT 2020

9. There are no gender equality implications identified for the subject of this report.

CONFLICTS OF INTEREST THAT HAVE ARISEN IN PREPARATION OF THE REPORT

10. Council officers affirm that no general or material conflicts need to be declared in
relation to the matter of this report.
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6.2. PLP/2022/943 222 MAIR STREET, BALLARAT CENTRAL

Division: Development and Growth

Director: Natalie Robertson

Author/Position: Claire Pepin — Coordinator Statutory Planning
PURPOSE

1. For the Planning Delegated Committee to consider a planning application for the
development of a commercial building, demolition of existing car park and associated
structures and reduction in car parking requirements.

SUMMARY

2. A summary of the application has been provided below:

Application Number:

PLP/2022/943

Applicant:

Inception Planning

Application Preamble:

Development of a commercial building, demolition of
existing car park and associated structures and reduction
in car parking requirements

Subject Site:

222 Mair Street, Ballarat Central, Lot 1 on Plan of
Subdivision 034366 (Vol: 08252, Fol: 665)

Easements, restrictive
covenants, encumbrances
or agreements

The site contains an easement (E-1) which runs along the
eastern title boundary. The easement is 20.32 centimetres
wide (0’8”) and is for the purpose of a brick party-wall to
Lot 2 on Plan of Subdivision 034366 (220 Mair Street).

Zoning:

Commercial 1 Zone (C12)

Overlays:

Heritage Overlay, Lydiard Street Heritage Precinct
(HO171)

Aboriginal Cultural
Heritage Sensitivity:

The site is not within an area of identified Aboriginal
Cultural Heritage Sensitivity.

Permit Trigger:

Clause 34.01-4 — Buildings and works
Clause 43.01-1 Buildings and works incl. demolition
Clause 52.06- 3 Reduction of carparking requirements

Number of Objections:

Seven (7)

Consultation Meeting:

A consultation meeting was held on 30/05/2023
Committee 1 Room, Town Hall with four objectors,
applicant and Planning Officers

Key Considerations:

As discussed within this report.

History

e The original application was submitted on 24
December 2022 and first advertised in April 2023.
Five (5) submissions were received.

o The proposal was amended on 15 August 2023
pursuant to Section 57A of the Planning and
Environment Act 1987 (the Act). No previous
objections were unconditionally withdrawn and a
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further four (4) objections were received. The
amended plans form the basis of this assessment.

Current use

The site contains an existing at-grade car park with twelve
privately leased parking spaces and a low brick retaining
wall with bluestone plinth and chain mesh fencing marking
boundaries.

Officer Recommendation: | Notice of Decision to Grant

REPORT

Subject Site and Surrounds

3.

The subject site forms part of the Ballarat CBD Principal Activity Centre, where a
diverse range of land uses, and higher density mixed-use developments are
encouraged. This commercial precinct has been undergoing a moderate level of
change in recent years and multi-level mixed-used developments are beginning to
emerge and/or have previously been approved. The centre has excellent access to
established services, infrastructure and public transport.

The site is located on the northern side of Mair Street and eastern side of Armstrong
Street North. The site is a corner lot and has following notable characteristics:

Rectangular in shape with a total area of approximately 370 square metres.

Two frontages; 30.56 metres to Armstrong Street North and 12.13 metres to Mair
Street;

Accommodates a privately owned at-grade car park with twelve privately leased
spaces. Vehicle access is gained via an existing crossover on Armstrong Street North;
and

Generally flat with gentle slope/fall of approximately one metre (1) from south to north.

Surrounding land uses and characteristics are outlined as follows:

Immediately to the north of the subject site is Hancocks Lane. Hancocks
Lane is a four (4) metre wide, Sealed Secondary Access Road, managed
by the City of Ballarat. Hancock Lane runs the entire block and provides
rear access to properties at 206 through 222 Mair Street.

North Directly adjoining Hancocks Lane opposite the site is the Ballarat and
District Aboriginal Co-Operative Offices and Community Center at 108
Armstrong Street North. The site is approximately 3500 square metres in
size and improved by contemporary buildings, including the recently
constructed two-storey directly abuilding. The site also features rear
carparking, accessible from Hancocks Lane.

Immediately to the east stands a row of intact double-storey late Victorian
commercial buildings, including the Trembath Coach and Carriage
Building at 214 Mair Street. These buildings. These buildings are
occupied by a mix of food and drink premises, retail and officers.

East
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South

To the immediate south, the site adjoins Mair Street; part of the Principal
Road Network (Transport Zone). The road is a dual lane road, with on-
street parking and median strip parking available. The street features tree
planting in the median strip and sealed footpaths on both sides.

Further south is the Armstrong Street North precinct typically occupied
with food and drink premises, and some retail and offices. On the
adjacent corner and side are a row of double storey heritage buildings of
significance. Smaller single scale and contributory and non-contributory
buildings extend along Mair Street.

West

To the immediate west of the site is Armstrong Street North. Armstrong
Street North is a two way Sealed Primary Access Road with 45° car
parking on both sides. Directly adjacent the site includes a single parallel
carparking space near Hancocks Lane. The road has recently been
upgraded as part of the redevelopment works at the GovHub and Civil
Hall site. Armstrong Street includes a small median strip with vegetation
and sealed footpaths on both sides.

On the adjacent corner is the recently constructed GovHub and Civic Hall
precinct. The GovHub is a substantial seven (7) building which primarily
presents to Mair Street. The building is modern and contemporary in
design and features similar design elements to that of the proposed
building.

Figure 1 — Street View Source: Google Maps
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Figure 3 — Locality aerial with subject site in red Source: Intramaps
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Figure 4 — Zone with subject site in red Source: VicPlan

Figure 5 — Overlays with subject site in red, Source: VicPlan

13
OFFICIAL



OFFICIAL oY OF
8 November 2023 Planning Delegated Committee Meeting BALLARAT _::

Proposal
10. The plans that form the basis of Council’s consideration were prepared by Wardle and
are known as Project No. 2207, Drawing Nos. TP0001 through to TP3501, Revision 5
and advertised in August 2023.

11. Key features of the proposal are:

12. General
e The demolition of the existing at-grade car park, bluestone plinth and chain mesh
fencing.

e The construction of a six-storey commercial building with a maximum height of 26.8
metres measured from the lowest point of natural ground level (R.L. 432.050) and
to the parapet (R.L. 458.850) and comprising five (5) levels of office space and a
lobby, end of trip facilities, back-of-house and two retail and café tenancies at
ground floor level.

¢ No vehicle parking is proposed on site, and.

e Pedestrian access is provided off the Mair Street and Armstrong Street North
frontages.

13. Use
e The proposed comprises predominantly Office space (1150 square metres). On
the ground floor, a front of house area that could be later tenanted for café or retail
is also provided.

e These uses are ‘as-of-right’ (Section 1 — No permit required) in the Commercial 1
Zone.

14. Ground floor level layout:
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Figure 7 — Ground floor level layout, Source: application

e The ground floor is built to all boundaries with the exception of the eastern title
boundary.

o Easement E-1 affects the eastern title boundary and the building is setback 40cm
from the boundary to accommodate this easement (existing brick party-wall to 220
Mair Street);

e The back-of-house provides direct access from / to Hancocks Lane to the north.

14
OFFICIAL



OFFICIAL oY OF
8 November 2023 Planning Delegated Committee Meeting BALLARAT _::

15. Levels 1 to 4 layout:
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Figure 8 — Levels 1 to 4 floor level layout, Source: application

e Levels 1 through to 4 include increased setbacks from title boundaries due to the
sloped nature of the built form.

e Each of these four levels comprises office space with amenities and building
services (stairway and lift);

o Due to the built form, the floorplate (Net Leasable Area and Gross Floor Area) of
each level decreases slightly as below:

Level Net Leasable Area (NLA) | Gross Floor Area (GFA)
Level 1 284 m? 349 m?
Level 2 268 m? 344 m?
Level 3 240 m? 322 m?
Level 4 209 m? 289 m?

Note: Gross Floor Area is defined at Clause 73.01 of the Ballarat Planning Scheme as: The total
floor area of a building, measured from the outside of external walls or the centre of party walls,
and includes all roofed areas.

Net Leasable Area is defined at Clause 73.01 of the Ballarat Planning Scheme as: The total floor
area of all floors of all buildings on a site [that can be leased)]. It includes half the width of any
party wall and the full width of all other walls. It does not include the area of stairs, loading bays,
accessways, or car parking areas, or any area occupied by machinery required for air
conditioning, heating, power supply, or lifts. [added by author]
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16. Level 5 layout:

Figure 9 — Level 5 floor level layout, Source: application
o Level 5 comprises further office space with amenities and building services
(stairway and lift) and an outdoor terrace with landscaped area.
e Level 5 offers a Net Floor Area of 104m? and Gross Floor Area of 261 m?.

17. Level 6 and roof layout:
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Figure 10 — Level 6 and roof floor level layout, Source: application

o Level 6 accommodates building services, including lift lid, fire pump, fire tank and
air conditioning units. This level is setback from the Mair Street frontage due to the
terrace at Level 5.

e The roof comprises a grated platform which houses a range of Photovoltaic Panels.
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18. Demolition
-
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Figure 11 — Demolition plan, Source: application

The existing at-grade car park, bluestone plinths and chain mesh fencing are to be

[ ]
demolished.

19. Materials and colours:

o

Figure 12 — Renders of proposed building showing materials and colours, Source: application

EE Py

o The development adopts a contemporary design response and incorporates brick
and brick tiles of graduating colour, size and bond pattern.

Large, recessed glazing panels will be ‘punched’ into the fagade and be bounded
by black metal canopies and shrouds. A larger glazed panel is set within the Mair

[ ]
Street fagade which extends between Levels 1 and 2.
Coloured precast and precast brick slips are also proposed for the exposed eastern

[ )
boundary wall.
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The building would also feature a ‘fold’ across the Mair Street fagade. This fold
marks a tapering of the form and aligns with the top of the parapet of the adjoining

[ )
Victorian buildings to the east.
20. Plans showing the proposed building are provided below for reference.

BALLARAT & DISTRICT ABORKENAL
CODPERATIVE

AMWNGSTH

Source: Application documents

Figure 13 — Proposed site development plan.

T \gsTapumo

documents

Figure 14 — Proposed North and East elevations site development plan. Source: Application
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Figure 15 — Proposed South elevations site development plan. Source: Application documents

(3 WEST ELEvaTION
31—

Figure 16 — Proposed west elevations. Source. Application documents
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Planning Permit History
Permit Number | Description Decision
PLP/2021/578 Buildings and works for the construction of a food | Withdrawn
and drink premises a reduction of car parking; and | 10/06/2022
creation of access to a Road Zone, Category 1.
PLP/2021/4 Buildings and works for the construction of a food | Lapsed
and drink premises; a reduction of car parking; and | 5/08/2021
creation of access to a Road Zone, Category 1.
PLP/2017/511 Buildings and works and a waiver of the car parking | Delegated
requirements in association with the use of the land | Permit
for a food and drink premises 4/08/2017
PLP/2016/542 Development of a multi-storey mixed-use building | Delegated
and reduction in car parking requirements Permit
2/11/2016
PLP/2013/266 Use of land for a car park including associated works | Delegated
and installation of signage Permit
12/06/2013

PLANNING CONTROLS - BALLARAT PLANNING SCHEME

21. The following controls/permit triggers apply:

Zone

22. Clause 34.01 — Commercial 1 Zone

Pursuant to Clause 34.01-1, a permit is not required for the use of land for an office or

for retail / café (food and drink premises).

Pursuant to Clause 34.01-4, a permit is required to construct a building or construct or

carry out works.

Overlays

23. Clause 42.01 — Heritage Overlay — Lydiard Street Heritage Precinct (HO171)

Pursuant to Clause 43.01-1, a permit is required to construct a building or construct or

carry out works, including demolition.

Particular Provisions

24. Clause 52.06 — Car Parking

Pursuant to Clause 52.06-2, before a new use commences the number of car parking

spaces specified under Clause 52.06-5 must be provided on the land prior.

Pursuant to Clause 52.06-3, a permit is required to reduce (including to zero) the

number of car parking spaces required under Clause 52.06-5.

e Office

Pursuant to Table 1 at Clause 52.06-5, the statutory rate associated with an Office

is 3.5 to each 100 square metres of net floor area.

1,255 square metres of office space will be provided, and this requires 38 car

parking spaces on site.
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150 square metres of retail space will be provided, and this requires five car parking
spaces.

A minimum of 43 car parking spaces is therefore required.

25. Clause 52.34 — Bicycle facilities
Pursuant to Clause 52.34-4, before a new commences, the required bicycle facilities
and associated signage must be provided on the land.
Pursuant to 52.34-2, a permit may be granted to vary, reduce or waive any requirement
under Clause 52.34-5 and Clause 52.34-6.

e Office

Pursuant to Table 1 at Clause 52.34-5, the statutory rate associated with an Office
is:
o Employees: one bicycle space to each 300 square metres if the net floor
area exceeds 1000 square metres of employees
o Visitors: one to each 1000 square metres of net floor area if the net floor
area exceeds 1000 square metres.

1,105 square metres of office space will be provided, and this requires four
employee bicycle spaces and one visitor bicycle space on site.

150 square metres of retail space will be provided, and this requires one bicycle
space on site.

26. The following clauses are relevant in the consideration of this proposal:
Planning Policy Framework

Clause 11.01-1S Settlement

Clause 11.01-1R Settlement — Central Highlands
Clause 11.03-1S Activity Centres
Clause 15.01-1S Urban Design

Clause 15.01-2S Building Design
Clause 15.03-1S Heritage Conservation
Clause 17.01-1S Diversified economy
Clause 17.02-1S Business

Clause 18.02-1S Walking

Clause 18.02-2S Cycling

Clause 18.02-3S Public Transport
Clause 18.02-4S Roads

Municipal Planning Strategy

e Clause 21.01 Municipal Overview
o Clause 21.06 Built Form, Heritage and Design
o Clause 21.06-1 Urban Design
o Clause 2106-2 Heritage
e Clause 21.07 Economic Development
Clause 21.08 Transport and Infrastructure
o Clause 21.09 Local Areas

21
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Local Planning Policy Framework

o Clause 22.05 Heritage Conservation and Heritage Precincts

Other Provisions

Referrals

Clause 34.01 Commercial 1 Zone
Clause 43.01 Heritage Overlay
Clause 52.06 Car Parking
Clause 52.34 Bicycle Facilities
Clause 65 Decision Guidelines

27. The following internal departments have been consulted on the proposal:

Referral

Comment

Environmentally Sustainable Design

Council's Environmental Sustainable Design
Officer has reviewed the application and
recommended additional changes and inclusions
to be implemented to ensure the building meets
best practice. Recommendations will be
implemented by way of Permit Conditions.

Importantly, on the basis the application was
lodged prior to the formal introduction of the City of
Ballarat's ESD policy on 18 September 2023, it is
not subject to the provisions of the policy.

Notwithstanding this, the applicant has volunteered
to incorporate ESD measures into the building’s
design and is to be commended for doing so in
anticipation of the City’s policy.

Heritage

The City’'s Heritage Advisor reviewed the
application and provided the following comments:

e Clauses 15.03-1s, Cl. 22.05 and CI. 21.06
are all aligned in that they encourage the
conservation of the heritage attributes,
fabric and values of the municipality.

e The site, 222 Mair Street originally
accommodated a substantial carriage
workshop dating from the latter half of the
nineteenth century, which extended from
the corner of Mair and Doveton Streets
through to 214 Mair Street. The form of the
building on the subject site was chamfered
to the corner, as were all other buildings on
this intersection, and the bluestone
retaining wall which originally formed the
foundations of the building remains,
defining the footprint. This is why the site,
while vacant, is identified as significant.

22
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While Mair Street has some infill modern
buildings, it is consistent in terms of its two-
storey scale, particularly on this side of the
street, and the infill buildings adhere to the
reference document for the local heritage
policy at Clause 22.05 ‘Heritage
Conservation and Heritage Precincts’. The
buildings are consistent in their parapet and
string course heights, fenestration patterns
and other details and do not compete or
detract from their heritage counterparts.

In general, the Planning Scheme and its
guidelines encourage infill development to
be sympathetic to the heritage precinct
within which new development is proposed
in terms of scale, massing, height,
setbacks, form and materials when viewed
from surrounding streets. While | do not
object to the materials (brick) proposed, the
form, pattern, composition, plane directions
and rhythm of the proposed building is
considered to be at odds with the remainder
of the significant streetscape and
represents a disordered structure without a
consistent frame or pattern. Even the
adjacent GovHub has a clear frame, and
the varied windows on the elevation
addressing Doveton Street are set within an
ordered frame, contrasted by the order
expressed on the glazing of the Mair Street
frontage.

The overall height is considered excessive
for this location and will make the building
an anomaly within the context of this
streetscape. | am not opposed to a modern
approach or design but struggle to see how
the current proposal can be considered in
any way sympathetic to the precinct or
responds adequately to the local policy or
the Burra Charter.

Economic Development

The City’s Economic Development team do not
object to the proposal.

Engineering

The City’s Engineering Department do not object to
this application subject to conditions concerning
drainage plans, civic design and construction,
construction management, reinstatement off
vehicle crossovers and road reconstruction works.
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Traffic and Transport

The City’s Transport Unit's comments are
summarised as follows:

The application has been supported by a
Traffic Impact Assessment Report (TIAR).
A full dispensation of car parking is
supported due to the proposed use and
location within the CBD precinct.

The site’s location in an area which has a
‘very walkable’ walk score, excellent
access to public transport and the number
of alternative means of travel emerging
including share car arrangements,
increased bicycle use and electric scooters
which all provide justification for using a
‘centre based’ approach to car parking.
The reduction in car parking requirements
for the development have considered a
‘centre based’ approach supported by
VCAT on many occasions.

The proposed development does not
provide an on-site loading area. This
arrangement is considered acceptable.
Loading activities for office uses are
typically infrequent and occur on an ad-hoc
basis using cars or small vans. There are
suitable on-street car parking spaces close
to the proposed development that could
accommodate service vehicle demands.

Recommendations

That the proposed use and development of
new six storey commercial building at 222
Mair Street, Ballarat Central is supported in
principle.

That parking dispensation for the notional
shortfall in on-site parking is supported.
That bicycle parks and end of trip facilities
are provided generally as indicated in
approved plans.

That RRV consents to the proposed awning
over the footpath in Mair Street in the
vicinity of the road traffic signals.

That all loading and unloading activities are
undertaken from an approved loading zone.
That waste collections are undertaken in
accordance with an approved WMP.

That the building awning is suitably located
so as not to impact on road and vehicles,
particularly at the corner.

Property Management

The City’s Property Management team do not
object to the proposal.
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Public Open Space

The City’s Public Open Space team do not object
to the proposal.

City Design

The City’s City Design team do not object to the
proposal.

Design and Survey

The City’s Design and Survey team do not object
to the proposal subject to conditions relating to
reinstatement of assets.

Environment Services (Waste)

The City’'s Waste team do not object to the
proposal subject to conditions relating to private
waste contracting

Building Services

The City’s Building team reviewed the application
and do not object to the proposal subject to
conditions relating to the development complying
with relevant National Construction Codes,
relevant Australian Standards and the Building
Regulations 2018 and Building Act 1993.

Vegetation

The City’s Vegetation team do not object to the
proposal and have made the following
recommendations:

Limited opportunity for the implementation of any
greening improvements to the site given the
current  proposal (Total site  coverage).
Consideration for some greening/planters to be
installed on the existing foot path area should be
made.

Planning permit conditions relating to landscaping
and footpath works are included.

Environmental Health

The City’s Environmental Health team do not
object to the proposal subject to conditions.

28. The following external authorities have been consulted on the proposal:

Referral SEGHE a7 Comment
or 55
In accordance with the Referral Response Letter dated
Department of 29 March 2023, the Head, Transport for Victoria has no
P Section 52 | in principle objection to the proposal subject to a permit
Transport . !
note relating to separate approval from the authority for
protruding elements.
In accordance with the Referral Response Letter dated
Central Highlands 15 February 2023, Central Highlands Water Authority
ghie Section 52 | has no in principle objection to the proposal subject to a
Water Authority . . . .
permit note relating to the location and potential sewer
main extension for the site.
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In accordance with the Referral Response email dated
31 January 2023, Heritage Victor are unable to provide
comment as the site is not on the Victorian Heritage
Register, Heritage Victoria.

A further response from Heritage Victoria was received
dated 15 February 2023 providing advice relating to
historical archaeology matters and to facilitate positive
site management outcomes, promote compliance with
the archaeology provisions of the Heritage Act 2017,
. S _ and avoid delays that may be associated with the
Heritage Victoria | Section 52 | giscovery of historical archaeological remains during
project works.

Heritage Victoria indicated there is a high likelihood that
the site contains historical archaeological remains
dating from the time of construction of the coach builders
building (previous building) in 1862 including early
mining relics.

This advice was shared with the applicant on 8 March
2023. A Planning Permit condition has been applied for
further assessment

In accordance with the Referral Response Letter dated
1 February 2023, Powercor has no objections to the
issue of the permit subject to recommended conditions.
Powercor Section 52 | Conditions have been applied.

In accordance with the Referral Response letter dated
31 February 2023, the CFA has no objections or

Country Fire conditions for the granting of a permit.

Authority Section 52

Public Notification

29. The application was advertised pursuant to Section 52 of the Planning and
Environment Act 1987 by:
e Sending notices to the owners and occupies of adjoining land; and
e Placing a sign on site.

30. During the first round of public notification, a total of five (5) objections were submitted
to Council. During the second round of public notification, four (4) further objections
were lodged with Council, with two of these being from new objectors. As such,
objections from seven (7) affected properties have been received to date.

31. Objectors’ concerns are summarised as follows:
o The proposal is incompatible with surrounding developments by way of its scale,

design and use of materials and results in detrimental impacts to heritage buildings
in the vicinity; and
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The proposal fails to provide adequate car parking. This area of the Central
Business District is considered to already have limited car parking availability.

The proposed development is not respectful to the heritage streetscape.

The proposed development will deter visitors to Ballarat due to loss of heritage
architecture.

The proposed development is an overdevelopment of the site.

The proposed development will result in a precedent for similar buildings in the
future.

The proposed development is inappropriately guided by GovHub.

32. A consultation meeting was undertaken on the 30/05/2023. The consultation meeting
resulted in no objections being withdrawn.

33. A response to the objections raised is included in the Planning Assessment.

PLANNING ASSESSMENT

34. The key matters to be considered are:

The alignment of the development with relevant planning scheme policies;
Whether the proposed built form responds to context and character appropriately?
Whether the proposal will result in any unreasonable amenity impacts?

Whether the reduction of car parking is appropriate?

Other matters as relevant.

35. Key policies and matters are discussed in turn:

The alignment of the development with relevant planning scheme policies.

36. The Ballarat Planning Scheme contains overarching state and local strategic policies
which support the enhancement of commercial facilities within the Ballarat CBD
Principal Activity Centre. Key state policies relevant to the proposal include:

o It is an objective to “facilitate the sustainable growth and development of
Victoria and deliver choice and opportunity for all Victorians through a network
of settlements” and strategy to

o “Focus investment and growth in places of state significance in
Metropolitan Melbourne and the major regional cities of Ballarat,
Bendigo, Geelong, Horsham, Latrobe City, Mildura, Shepparton,
Wangaratta, Warrnambool and Wodonga”.

o “Plan for development and investment opportunities along existing and
planned transport infrastructure”

o “Encourage a form and density of settlements that supports healthy,
active and sustainable transport”.

o “Promote and capitalise on opportunities for urban renewal and infill
redevelopment”.

o “Develop compact urban areas that are based around existing or
planned activity centres to maximise accessibility to facilities and
services”.

o “Ensure retail, office-based employment, community facilities and
services are concentrated in central locations” (Clause 11.01-1S
Settlement)

e ltis a strategy to “Support urban consolidation, particularly in Ballarat’s Central
Business District” and “Maintain Ballarat’s Central Business District as the
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primary focus for commercial, retail and service activity in the city and region”
(Clause 11.01-1R Settlement — Central Highlands)

o It is an objective to “encourage the concentration of major retail, residential,
commercial, administrative, entertainment and cultural developments into
activity centres that are highly accessible to the community” and strategy to

o “Build up activity centres as a focus for high-quality development,
activity and living”.

o “Reduce the number of private motorised trips by concentrating
activities that generate high numbers of (non-freight) trips in highly
accessible activity centres”.

o “Improve access by walking, cycling and public transport to services
and facilities”.

o “Support the continued growth and diversification of activity centres to
give communities access to a wide range of goods and services,
provide local employment and support local economies” (Clause 11.03-
1S Activity Centres)

o ltis an objective to “create urban environments that are safe, healthy, functional
and enjoyable and that contribute to as” and strategy to “Require development
to respond to its context in terms of character, cultural identity, natural features,
surrounding landscape and climate” and “Ensure development supports public
realm amenity and safe access to walking and cycling environments and public
transport” (Clause 15.01-1S Urban Design)

e It is an objective to “strengthen and diversify the economy” and a strategy to
“Improve access to jobs closer to where people live”. (Clause 17.01-1S
Diversified economy)

e It is an objective to “encourage a city structure which supports growth and
productivity in key economic industries” and strategy to “Encourage the co-
location of business, education and research in close proximity to the CBD to
strengthen Ballarat's competitive and innovative capacity and its role in
Western Victoria as a centre of knowledge, innovation and research” (Clause
21.07-1 Economic Growth)

¢ ltis an objective to “facilitate the clustering and agglomeration of businesses in
regionally significant precincts” and strategy to “Encourage the clustering of
uses within regionally significant precincts, to best utilise infrastructure and
maximise the potential for agglomeration” (Clause 21.07-2 Regionally
significant precincts)

e It is an objective to “transition retail focused activity centres into high amenity
destinations for community life’ and strategy to

o “Encourage Activity Centres to be mixed use precincts offering retail,
office, entertainment, community services, and higher density
residential”.

o “Ensure major retail developments, particularly those within Major
Activity Centres and the designated Bulky Goods Retail Centre, support
the role of the Ballarat CBD as the pre-eminent centre”.

o “Encourage re-development within activity centres to improve built form
quality, and provide the opportunity to redesign the space as a highly
accessible, people focussed hub for the local community” (Clause
21.07-3 Activity Centres)

e It is an objective to “integrate transport and urban growth” and “develop and
maintain a comprehensive, safe, comfortable and convenient pedestrian
network throughout the municipality” and “develop a comprehensive, safe and
convenient cycling network” (Clause 21.08-1 Integrated transport networks)

o Significant new mixed-use development will be encouraged in the CBD. The
area will be managed as a key entertainment destination, a hub of knowledge
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sector, retail employment activities and inner-city living precinct with street level
and out of hours activation. Strong emphasis will be placed on a high-quality
public realm, pedestrian amenity and a people first approach to managing
space.

Land use Strategy is include “Facilitate significant new mixed-use development
and redevelopment in the CBD” (Clause 21.09-1 Ballarat CBD)

37. Of particular note is Clause 21.07 (Economic development), which identifies the site
as included in the Ballarat CBD Principal Activity Centre, where the policy encourages
significant mixed-use development and vibrant commercial activities.

Figure 4 - Current Activity Centres
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Figure 16 — Map showing Activity Centres within City of Ballarat — Source: Clause 21.07
Economic Development, Ballarat Planning Scheme

38. The site is included in the Commercial Zone 1. The purpose of the C1Z, in addition to
implementing the MSS and the PPF, is to:
e To create vibrant mixed use commercial centres for retail, office, business,
entertainment and community uses.

Officer response

39. The proposal seeks to develop the land for the purpose of an office building and for
future tenancies including café and/or retail premises. These uses are ‘as-of-right’
within the Commercial 1 Zone and are considered contributory to the mix of uses
contemplated by the zone and more broadly, by local policies.
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40. The site is also within the Ballarat CBD Principal Activity Centre, where policy
encourages significant mixed-use developments to contribute to the precinct’s
vibrancy. The building’s uses will certainly help achieve this by activating this otherwise
currently inactive and derelict site and providing dedicated office floor plates; a facility
generally lacking in the Ballarat CBD. The office floor space will accommodate
additional workers who will, in turn, provide economic support for city retail uses. This
will only add to the vibrancy of the city centre as advocated by policy.

41. In terms of the context, the site is well serviced by public transportation and identified
within an “Principal Activity Centre” where redevelopment at densities complementary
to the role and scale of the Ballarat CBD are encouraged.

Whether the proposed built form responds to context and character appropriately?

42. As identified above, there is strong planning policy support for a vibrant and mixed-use
development at the subject site. However, any development and infill opportunity need
to be tempered in relation to the following contextual and policy considerations relating
to built form:

Planning Policy considerations

43. At state level, there are consistent objectives seeking design responses that positively
contribute to the local context in terms of character, cultural identity, natural features,
surrounding landscape and climate (Clause 15.01-1S Urban design, Clause 15.01-2S
Building design, and Clause 15.03-1S Heritage conservation). Some relevant key
policies include:

e It is an objective to “achieve building design and siting outcomes that
contribute positively to the local context, enhance the public realm and support
environmentally sustainable development” and strategy to

o “Ensure a comprehensive site analysis forms the starting point of the
design process and provides the basis for the consideration of height,
scale, massing and energy performance of new development”.

o “Minimise the detrimental impact of development on neighbouring
properties, the public realm and the natural environment”.

o “Ensure the layout and design of development supports resource
recovery, including separation, storage and collection of waste, mixed
recycling, glass, organics and e-waste”.

o “Encourage use of recycled and reusable materials in building
construction and undertake adaptive reuse of buildings, where
practical”.

o “Encourage water efficiency and the use of rainwater, stormwater and
recycled water”.

o “Ensure the form, scale, and appearance of development enhances
the function and amenity of the public realm” (Clause 15.01-2S
Building Design)

¢ ltis an objective to “ensure the conservation of places of heritage significance”
and strategy to

o “Provide for the conservation and enhancement of those places that
are of aesthetic, archaeological, architectural, cultural, scientific or
social significance”.

o “Encourage appropriate development that respects places with
identified heritage values”.

o “Retain those elements that contribute to the importance of the
heritage place”.
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o “Encourage the conservation and restoration of contributory elements
of a heritage place”.
o “Ensure an appropriate setting and context for heritage places is
maintained or enhanced” (Clause 15.03-1S Heritage Conservation)
It is an objective to “encourage development that meets the community’s
needs for retail, entertainment, office and other commercial services” and
strategy to “Ensure commercial facilities are aggregated and provide net
community benefit in relation to their viability, accessibility and efficient use of
infrastructure” (Clause 17.02-1S Business)

44. At local level, Clause 21.06 (Built form, heritage and design) encourages sympathetic
building forms which contribute to the surrounding character, including identified
heritage places and precincts.

It is an objective to “protect and enhance the quality and character of built
areas, considering context and local values” and strategy to “Ensure that the
scale, bulk and quality of new development contributes to the character and
amenity of the built environment”. (Clause 21.06-1 Urban Design)

It is an objective to “increase the vitality, amenity and experience of the public
realm” and strategy to

o “Ensure the scale, bulk and quality of new development supports a
high-quality public realm”.

o “Ensure development maximises solar access in public open spaces
and creates microclimatic conditions for a high level of pedestrian
comfort, including minimising the adverse effects of wind and rain”.
(Clause 21.06-1 Urban Design)

It is an objective to “improve the permeability, legibility, safety and comfort of
the public realm” and strategy to “Ensure new developments in the CBD and
Activity Centres provide active street frontages, legible pedestrian routes
including minimising pedestrian disruption from car access”. (Clause 21.06-1
Urban Design)

Itis an objective to “protect, conserve and enhance areas, features, structures
and sites of historic, Aboriginal, natural and cultural significance” and strategy
to

o “Conserve, protect, and enhance the fabric of identified heritage
places and precincts.”

o “Identify and protect heritage places, including maintaining the visual
prominence of heritage buildings and landmarks.”

o “Encourage sympathetic forms of development adjacent to heritage
sites” (Clause 21.06-2 Heritage)

It is an objective to “facilitate the development of a sustainable network of
activity centres” and strategy to “Ensure the location and scale of retail
development aligns with the hierarchy of Activity Centres” and “Encourage
new retail and office development to locate in existing or planned Activity
Centres”. (Clause 21.07-3 Activity Centres)

45. In addition to the Municipal Strategic Statement and state and local policies contained
within the Planning Policy Framework, the zoning of land and overlay must also be
considered in any assessment of built form.
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Commercial 1 Zone

Location within the Central Business District and Commercial 1 Zone context

46.

47.

48.

49.

50.

The subject site is in the Central Business District of Ballarat and zoned for commercial
purposes. The subject site is considered to be a suitable location to support a more
robust built form to serve commercial purposes, including its location on a prominent
corner site.

The proposed built form is considered to positively respond to the site’s commercial
context and functional purpose within the CBD. Due to its location and proximity to
services, the proposed scale of the building is not considered out of character and is
supplementary to the economic centre.

The building also responds positively to Clause 15.01-1S through the provision of an
activated public realm at street level with glazing and weather protection through the
inclusion of awnings.

In addition, the proposed six (6) storeys will respond to the emerging built form
character within the Ballarat CBD, which includes recent 5 storey approvals and
development of the Quest Hotel as part of the Ballarat Train Station Redevelopment,
the GOV Hub development at 300 Mair Street, a residential hotel at 109 Doveton Street
and a multi-storey mixed-use building at 31 Field Street.

It is considered that the extent of the building footprint and its proposed scale and
height are an appropriate built form outcome in the context of the CBD and Commercial
1 Zone.

Heritage Overlay, Lydiard Street Heritage Precinct (HO171) and heritage context

51.

52.

53.

The site is subject to the Heritage Overlay. In addition to implementing the Municipal
Planning Strategy and the Planning Policy Framework, the purpose of the Heritage
Overlay is to:

e To conserve and enhance heritage places of natural or cultural significance.

e To conserve and enhance those elements which contribute to the significance of
heritage places.

e To ensure that development does not adversely affect the significance of heritage
places.

e To conserve specified heritage places by allowing a use that would otherwise be
prohibited if this will demonstrably assist with the conservation of the significance
of the heritage place.

e The subject site is considered to be prima facie contributory to the significance of
the Lydiard Street Heritage Precinct (Ballarat Heritage Precincts, Statements of
Significance 2006 (revised August 2014), Incorporated Document).

The subject site forms part of the larger Lydiard Street Heritage Precinct, denoted on
the planning maps as HO171. This precinct broadly affects most of the Ballarat Central
Business District.

The Statement of Significance for the Precinct highlights what is notable in this area.
The Ballarat Heritage Precinct Statement of Significance 2006 (revised August 2014)
is an Incorporated Document to the Ballarat Planning Scheme and must be considered
when assessing applications subject to the Heritage Overlay.
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54.

55.

56.

57.

58.

The subject site is identified as being prima facie contributory to the heritage precinct,
despite being vacant except for some minor structures. As identified by Council’s
Heritage Advisor, the remaining bluestone plinth which originally formed the
foundations of the previous heritage building is the basis of this significance, though it
no longer benefits from any real context and this, in turn, undermines its true
significance. To this end, the demolition of remaining structures is considered
acceptable in principle.

The Lydiard Street Heritage Precinct is considered of state significance, but only local
planning controls are applied through the Heritage Overlay within the Ballarat Planning
Scheme. There are no places immediately surrounding the site listed on the Victorian
Heritage Register.

The Statement of Significance for the Lydiard Street Heritage Precinct recognises the
following key characteristics, which make the precinct architecturally, aesthetically,
and historically significant:

e The precinct includes Ballarat’s significant civic, institutional, religious, and
commercial buildings and monuments. The collection of buildings reflects the
wealth that the 1851 gold discoveries brought to Ballarat influenced by the
immigrants who diversified into other occupations following the gold rush.

e Buildings and features in the precinct show the features associated with the civic
and commercial development of the area from the 1850’s. Notable contemporary
architects, such as Casselli and Figgis and Leonard Terry designed many of the
civic and commercial buildings. The significant and contributory buildings are
predominantly Victorian, Federation, Edwardian and Inter War styles and feature
ornate detailing, verandahs and intact interiors and exteriors.

e The Precinct is aesthetically and architecturally significant as an outstanding
example of 19" century provincial city centre representing the development of
modern urbanism, initiated by the 1850s gold rush in rural Victoria.

e The creation of the Precinct between 1850 and 1880s is particularly significant as
it coincided with the early boom of the gold fields and because the legacy of mid-
19t century historic street pattern, urban fabric and buildings have retained their
authenticity and integrity to a high degree, in terms of the historic architecture and
types of function.

e Ballarat architecture in Lydiard and Sturt Streets represented its éclat, its style.
The architecture best symbolised the belle époque of the gold mining boom, it was
initiated by the wealth generated from the alluvial and deep leads and sustained
by the growth of quartz gold mining from the late 1850s. This was emphasized by
major landmark buildings that defined the focal point of the major intersections of
the grids.

Clause 22.05 (Heritage Conservation and Heritage Precincts) provides supplementary
policy support to state policy relating to heritage (Clause 15). This Clause requires that
applications must be assessed against Heritage Victoria’s ‘The Heritage Overlay —
Guidelines for Assessing Planning Permit Applications; Public Draft February 2007’.
An assessment of the application against this document is provided below.

As outlined in the Referral Section above, Council’s Heritage Advisor has reviewed the
application and provided commentary regarding the facade treatment and materials,
form, pattern, composition, plane directions, rhythm, height, scale, consistency of the
existing heritage streetscape and extent of glazing. These comments have been
considered in the officer response below.
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Officer response

Overall height of the building

59.

60.

61.

62.

63.

64.

65.

66.

67.

In the context of the above policy and site heritage context, the proposed overall height

of the building is not considered to unreasonably dominate the skyline or overwhelm

the streetscapes of Mair Street or Armstrong Street North. This is demonstrated

through the ratio of the building height to the street width.

e At Mair Street, the street is approximately 30.18 metres wide. The proposed height
of the building at the Mair Street frontage is approximately 19.1 metre.

e At Armstrong Street North, the street is approximately 30.18 metres wide. The
proposed height of the building at the Armstrong Street North frontage is
approximately 26.8 metres.

Given the building height to the street width ratio for both street frontages are less than
1:1 ratio, this will ensure that the building will avoid unreasonable enclosure or
overshadowing.

Whilst it is acknowledged that GovHub was not subject to the decision guidelines
/policies contained within the Ballarat Planning Scheme, the height of the subject
building is considered to provide an appropriate transition in scale from the taller
GovHub building to the fine-grain heritage buildings to the east.

In addition, the proposed built form provides two distinct built elements with varied
building heights which sets the majority of the building’s bulk to the rear of the lot. This
stepped approach is considered suitable in the site’s context as the larger bulk and
height is removed from the predominant heritage streetscape of Mair Street.

The reduced building height at the frontage to Mair Street is also supplemented by the
effect of the facade progressively falling downward to the west, commencing at the
same height as the parapet of the neighbouring heritage building. This design feature
is supported through heritage policy by adopting the existing setbacks of contributory
buildings and where parts of the development are taller, to increase the front setback
of the higher form. This design solution is considered an appropriate response to the
heritage character of the streetscape and strikes a balance between heritage
considerations and strategic location.

This is an important point, often overlooked in heritage contexts. Clause 71.02 of the
Ballarat Planning Schemes directs a balanced assessment of often competing
interests. The only exception to this this is the Bushfire Management Overlay (BMO).
Here, the preservation of life and property takes precedent.

Whilst in the context of the Ballarat CBD heritage is a key consideration, it is not the
only consideration and focus should not exclusively centre upon heritage interests.

In this changing environment (as marked by GovHub and the Aboriginal Cooperation
Building immediately to the north) more robust forms are emerging and to this end any
new form on this site should strike a balance between both heritage and emerging
contexts.

The sustainability credentials of the site must also be considered, and in highly
accessible locations like this, more robust building forms are encouraged to provide
for additional workers/residents/visitors. Simply, accessible locations can, as a starting
principle, accommodate larger forms, given these forms can accommodate more
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workers/residents/visitors in an easy-to-access location. This is one of the pillars of
sustainable development and new urbanism.

68.In a heritage context such as this, forms however must be tempered and it is
considered in this context the scale of the building and fold of the fagade provides an
appropriate heritage response. Again, the scale of the building provides an effective
transition between the bulk of GovHub and the finer-grain heritage buildings to the
east, all within a modern yet respectful form.

69. This said, the height of the building could be further reduced to make for an even more
comfortable transition. These savings can be made by way of reducing the floor-to-
floor heights.

Overall presentation

70. Heritage policy generally seeks to ensure the design of new buildings within a Heritage
Overlay do not detract from the form and materials of other Contributory Elements.
This ensures new buildings do not undermine the significance or detract from the
prominence and character of adjoining and nearby contributory buildings. Further,
policy seeks to ensure new buildings reinforce the existing spatial and visual
characteristics of the heritage place using shapes of similar scales, proportions, and
materials.

71. 1t is considered that the proposed building respectfully and sympathetically adopts a
facade treatment which considers the heritage streetscape. Whilst some shapes and
forms do not align with the shapes and forms of adjoining heritage buildings, with
consideration given to the shapes and forms of the most notable and dominant building
form in the streetscape (GovHub), the proposed building adopts appropriate
proportions and finishes. In addition to this, the use of brick reflects the heritage
streetscape and as such again provides a balance between the old and new.

72. Additional fagade treatments include the installation of glazing and architectural
features such as the building ‘fold’. These features contribute to the building’s
contemporary response however, the negative space created by the large rectangular
window across the Mair Street fagade is questioned. An alternate arrangement of
materials and reduced glazing at this particular focal point is considered crucial to the
building settling into the heritage precinct and it is considered could be adequately
satisfied through permit condition and revised plans.

73. The proposed overall layout and built form may result in a significant change to the
immediate context but subject to the recommended changes (overall height and
materials), the proposal will better respond to the context and character.

Whether the proposal will result in an unreasonable amenity impact?
Waste management and back of house services
74. Waste and back of house service areas are contained within the subject land. Building
services are to be accessed off Hancock’s Lane. The interface to this laneway is largely
for waste management and building service and maintenance. Pedestrian access is

also provided.

75. A Waste Management Plan has been prepared for the development which specifies
private waste collection vehicles will visit the site weekly. A standard condition is
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recommended to ensure that a Waste Management Plan will be endorsed concurrent
with the development plans.

Other uses

76.

The proposed use of the building for an Office with future ground floor tenancies is not
considered to unreasonably impact the surrounding area’s amenity. The site is largely
surrounded by commercial uses and adequately distanced from sensitive residential
uses. It is therefore considered that the relevant objectives and strategies in policy
regarding land use compatibility have been considered and addressed.

Whether a full reduction of car parking is appropriate?

77.

78.

79.

80.

As outlined in the Referral Section above, Council’s Transport Unit is in support of the
proposal, including a full reduction of carparking subject to the recommended
conditions.

Clause 52.06-7 requires the submission of a Car Parking Demand Assessment when
a proposal seeks a reduction (including to zero) of car parking requirements under
Clause 52.06-4.

Key state and local policies relevant to the assessment of land use planning and

transport. These include:

e |t is an objective “to encourage the concentration of major retail, residential,
commercial, administrative, entertainment and cultural developments into activity
centres that are highly accessible to the community” and strategy to “Reduce the
number of private motorised trips by concentrating activities that generate high
numbers of non-freight) trips in highly accessible activity centres” and “improve
access by walking, cycling and public transport to services and facilities” (Clause
11.03-1S Activity Centres)

e |tis an objective to “facilitate an efficient and safe walking network and increase
the proportion of trips made by walking” (Clause 18.02-1S Walking)

e ltis an objective to “facilitate an efficient and safe bicycle network and increase the
proportion of trips made by cycling.” (Clause 18.02-2S Cycling)

e |tis an objective to “facilitate an efficient and safe road network that integrates all
movement networks and makes best use of existing infrastructure” (Clause 18.02-
4S Roads)

e It is an objective to “integrate transport and urban growth” (Clause 21.08-1
Integrated Transport Networks).

The application is supported by a Traffic Impact Assessment which considers the
proposed reduction in the context of the site and the anticipated car parking rates. Key
outcomes of the applicant’s submission in relation to the reduction of car parking show
that:
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Figure 17 — Map showing pedestrian access points to building. Source. Application documents

Walking

81. Ballarat Central has a well-connected pedestrian network, with all streets in the area
generally having sealed footpaths and street lighting. The ‘Walk Score’ for the subject
site is 81 (out of 100), which is defined as ‘very walkable’, and most errands can be
accomplished on foot.

Cycling

82. Strategic Cycling Corridors (SCC) are important transport routes for cycling that cater
for the highest, or potentially highest, cycling volumes. An overview of the network in
relation to the subject site shows that the site is surrounded by a number of routes that
link to destinations in all directions. The cycling catchment is approximately y 4.5km to
5km in all compass directions, which covers the majority of the Ballarat CBD.

Public Transport

83. The site is located in close proximity to a range of public transport services, including
rail and bus services at Ballarat train station located approximately 300m from the site,
and bus services operating along Doveton Street North (150m west of site) and Sturt
Street (250m south of site).

Car Parking conditions

84. Stantec commissioned on-street car parking surveys of an inventory area within a
200m radius (approximately) of the subject site. The 200m distance is considered to
be an acceptable walking distance between the subject site and publicly available car
parking for assessment purposes in this setting.

85. The inventory area contains 161 publicly available on-street car parking spaces, the
majority of which are metered, and 29 off-street car parking spaces.

86. Car parking demand surveys were undertaken on Thursday 17" November 2022
between 11:00am and 3:00pm. This time period coincides with the typical peak car
parking demand periods of office uses. The car parking survey results are summarised
as follows:
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87.

o At 11:00am, there was an observed demand of 73% for the car parking spaces
within the inventory area (51 available vacancies).

o At 1:00pm there was an observed demand of 82% for the car parking spaces
within the inventory area (35 available vacancies).

o At 3:00pm there was an observed demand of 71% for the car parking spaces
within the inventory area (55 available vacancies).

The car parking surveys indicate that whilst demand for car parking in the vicinity of
the subject site is high, there are paid parking vacancies available to accommodate
short-term car parking demands.

Bicycle facilities

88.

89.

The proposed on-site bicycle parking provision of eleven spaces (including one DDA
bicycle space) exceeds the statutory requirement.

The proposed development does not generate a statutory requirement for showers
and change rooms. Nevertheless, three showers with change rooms (inclusive of a
DDA shower and change room) will be provided at ground level and adjacent to the
bicycle parking area.

Car Parking Assessment

90.

91.

92.

93.

94.

95.

A reduced on-site car parking provision, in connection with other development
features, responds to sustainable transport objectives set out in identified policies, not
only for the subject land but for the surrounding area. This in turn demands a range of
outcomes which support more sustainable transport behaviours. It is well recognised
that one of a raft of ‘tools’ or ‘levers’ available to encourage these behaviours includes
a more restrictive approach to car parking provision. This technique is not unlike the
car parking limitation policy applied in the Melbourne CBD where car-based travel and
consequential storage is identified as having a lower planning importance.

Based on these observations, it is expected that a constrained or limited car parking
supply will, for most staff, influence their day-to-day travel habits to and from the site.

The subject site is located within the Ballarat CBD and there are many nearby
commercial and retail uses. In this context, staff will likely visit other uses in the wider
precinct as part of their typical working day.

The subject site is connected to a well-developed pedestrian network, with footpaths
and pedestrian links in the vicinity that provide connections to other destinations within
the precinct.

Accordingly, the underlying rates of car parking contained in Clause 52.06 are
considered excessive for uses located close to public transport alternatives, in areas
where publicly available car parking is constrained, and that seek to deliver bicycle
facilities in excess of statutory requirements.

The delivery of the proposed development with no car parking is considered
satisfactory for the following reasons:

o The subject site has is accessible by public transport and active transport
modes.
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o Car parking in the area is constrained, with the on-street provision largely being
metered and time restricted. There is no reasonable opportunity for staff using
a car to park all day in the area.

o Bicycle parking and associated end of trip facilities will be provided in excess
of the minimum statutory requirements.

o A car parking provision below the statutory car parking requirement is
consistent with objectives contained in relevant planning policy around reduced
private car dependence.

o The adoption of a travel demand management approach which encourages
sustainable travel modes by limiting on-site car parking is consistent with
contemporary planning practices.

Officer response

Location within the CBD

96. Of note, the site is highly accessible within the Central Business District of Ballarat.
The site is within proximity to the Ballarat Railway Station, including the main bus
interchange for Ballarat. The site is also serviced via existing walking and bicycle
networks which provide access to the broader CBD and surrounding suburbs.

97. The site is located within proximity of substantial car parking opportunities, including
on-street car parking and large multi-level car parks within walking distance of the site.
This is discussed within the Car Parking Demand Assessment.

Site constraints

98. It is considered that due to the constraints of the site caused by the limited site area,
requiring the provision of car parking here is not suitable, reasonable or a practical
outcome. Additionally, requiring the provision of car parking on this site would further
instigate an undesirable urban design outcome by way of the forced inactivation of
street fronts. This is opposed as a basic principle in commercial areas.

Alternative arrangements

99. Whilst alternative arrangements for car parking could be made on a different site, it is
common practice to apply a centre-based approach to car parking, particularly in the
context of the CBD where sites are largely unable to provide the required statutory
rates of parking spaces. In short, if many smaller sites such as this were required to
comply with the parking provisions of Clause 52.06, many tenancies would remain
vacant on the basis car parking cannot be provided in a workable manner. In a
commercial context such as this, this is the value of on-street parking and public
transport services. These facilities and modes of transport provide alternatives to
private car usage and in the interests of both urban design outcomes and limiting inner
city congestion, the absence of onsite car parking facilities associated with commercial
uses is entirely acceptable and common practice.

Centre — based approach.

100. In Sansmark Pty Ltd and Ors v Boroondara CC (1998) 22 AATR 103 (editorial
comment 22 AATR 103), it was found that car parking waivers should be applied on
a centre-based approach in activity centres rather than on a site-by-site basis.
Further:
“The basic approach in these decisions is that in important activity centres car parking
considerations should not be determinative, instead the land use mix in a centre
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101.

should arise from a combination of strategic planning and the economic forces at
work in the centre, car parking issues have a part in this but should not dominate. At
the level of the individual site where there is a change of use or an extension to an
existing building in most situations car parking shortfalls should be waived if it is
consistent plan for the centre, firstly because the most equitable solution is to deal
with car parking on a centre wide basis, and secondly because even in saturated car
parking conditions a balance will occur between the level of activity and the car

parking supply.”

Similarly, in Great Oaks Pty Ltd v Greater Dandenong CC (Red Dot) [2015] VCAT
1673 it was found that the preferable decision would be to grant permission for the
reduction in the required car parking because any adverse consequences would be
outweighed by the social and economic benefits flowing from the proposal and to the
activity centre more broadly. This approach was also applied in Dinopoulos v Darebin
CC [2017] VCAT 118 (2 February 2017), where VCAT also found that “as with any
proposal, a decision to reduce parking ultimately must be tested on its own merits
with competing issues balanced to achieve net community benefit. Any potential
adverse impacts from parking on-street will need to be assessed against the benefits
a proposal may bring to the community where car parking forms only one part of a
use or development proposal”.

Other matters as relevant

Bicycle parking

102.

Clause 52.34 Bicycle Facilities seeks to encourage cycling as a mode of transport,
which is supported through local and state policy including providing the necessary
amenities within buildings. The proposed building provides additional bicycle spaces
than what is otherwise required by the Planning Scheme. The building response to
the provision of bicycle parking is considered to be satisfactory and is in accordance
with the relevant transport polices of the Ballarat Planning Scheme.

Environmental Sustainable Design (ESD)

103.

104.

105.

Clause 15 of the Ballarat Planning Scheme relates to Built Environment and Heritage
and provides policy support for high-quality design outcomes which are
environmentally sustainable.

The application has addressed Clause 15.01 through the provision of a Sustainability
Management Plan prepared by Wrap Consultants. As indicated in this Plan, the
development has included a number of key ESD initiatives to ensure the building is
adopting a best practice approach to design, energy performance, resource recovery
and water efficiency, stormwater treatment, indoor environment quality, building
materials, transport and waste management.

As outlined in the Referral Section above, Council’'s ESD Officer is in support of the
application subject to recommended conditions and further implementation of ESD
treatments and practices. These recommendations are outlined below and will be
required by way of planning permit conditions:
¢ Implementation Plans relating to construction (including use of locally sourced
materials) and building waste (including claimed construction waste diversion of
at least 80%).
e Zero gas building.
Intelligent-daylighting tenant lighting
o Natural Ventilation and openable windows.
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e Addition of shading devices on windows.
Increased Solar Photovoltaic capacity and use of solar energy for building
services.

e WELS Water Rating of all building fixtures.

e Stormwater utilisation for watering of landscaping areas and building amenities.

¢ Inclusion of electric charging points for bikes.

e Variable refrigerant flow with heat recovery.

¢ Arrangement of bicycle storage to achieve increased storage capacity.

¢ Building User Guide and Manual to be provided at occupancy to building users.

e Green Travel Implementation plans required by occupants; and

e Landscape plans with management practices and use of stormwater for
watering.

106. It is considered through the additional implementation of ESD treatment and
practices, the proposed building suitably responds to the relevant state and local
policy relating to Environmental Sustainable Design.

Objections
107. Below is a response to the objections that are not addressed in the assessment:
o World Heritage Bid

The assessment of a Planning Permit application is limited to legislation and
policies contained with the Planning and Environment Act 1987 and the Ballarat
Planning Scheme. The World Heritage Bid does not currently form part of the
ambit of discretion under the Act and the Ballarat Planning Scheme. This
application has therefore not been considered in the context of that project.

CONCLUSION

108. Having assessed the application against the relevant planning controls, it is
recommended that the Planning Delegated Committee direct to issue a Notice of
Decision to Grant a Planning Permit subject to conditions outlined in the Officer
Recommendation.

OPTIONS

109. The Planning Delegated Committee, acting as the responsible authority for
administering the Planning Scheme, may resolve to: grant a permit, grant a permit
with conditions, or refuse to grant a permit.
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OFFICER RECOMMENDATION

110. That the Planning Delegated Committee, having considered all the matters
required under Section 60 of the Planning and Environment Act 1987, it is
recommended that the Responsible Authority issue a Notice of Decision to
Grant a Planning Permit in accordance with the Ballarat Planning Scheme in
respect of the land known and described as 222 Mair Street, Ballarat Central,
for the Development of a commercial building, demolition of existing car park
and associated structures and reduction in car parking requirements, as
associated with PLP/2022/943.

PROPOSED CONDITIONS

1. Amended Plans
Before the development starts, plans must be approved and endorsed by the
responsible authority. The plans must:
a) be prepared to the satisfaction of the responsible authority.
b) be drawn to scale with dimensions.
c) submitted in electronic form.
d) be generally in accordance with the plans prepared by Wardle forming part
of the application and identified as Development Plans, Project Number 2207,
Revision 5, dated 20 June 2023, but amended to show the following details:
i. Reduced floor-to-floor heights to the minimum extent necessary to
comply with Building Regulations;
ii. Detailed dimensions of all proposed canopy awnings and clearances to
ensure that they do not impact on vehicles travelling on Mair or
Armstrong Street North;
iii. Any design revisions to the development in accordance with the
endorsed Waste Management Plan.
iv. Any design revisions to the development in accordance with the
endorsed Environmental Sustainability Report.
v. Any design revisions to the development in accordance with the
endorsed Facade Strategy
vi. Any design revisions to the development in accordance with the
endorsed Drainage and Engineering Plans.
vii. Any design revisions to the development in accordance with the
endorsed Landscape Plan.
viii. Any pipes, fixtures, fittings vents, plant and equipment servicing the
building (excluding storm water down pipes, guttering and rain heads)
concealed in service ducts or otherwise hidden from view.

2. Buildings and Works

The development hereby approved as shown on the endorsed plans and/or described
in endorsed documents shall not be altered or modified without the prior written
consent of the Responsible Authority unless the alteration(s) and/or modification(s)
comply with an exemption contained in the Ballarat Planning Scheme. All buildings and
works must be located clear of any easements or water and sewer mains unless written
approval is provided by the relevant authority.

3. Landscape Plan
Prior to the commencement of any works, including demolition or bulk excavation, a
landscape plan must be submitted to and approved by the Responsible Authority. Once
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approved, the landscape plan will be endorsed to form part of the permit. The landscape
plan must detail:
a. details of surface finishes of terrace areas
b. a planting schedule of all proposed vegetation, including botanical names,
common names, pot sizes, size at planting, sizes at maturity and quantities of
each plant (including soil type and profile for any deep soil planting)
c. Response to water sensitive urban design principles and type of irrigation
systems to be used.

All landscaping works must be carried out in accordance with the approved landscape
plan and Council’s Landscape Design Manual (August 2012).

Except with the prior written consent of the Responsible Authority, the approved
landscaping must be implemented prior to the occupation of the development. The
landscaped area(s) must be maintained to the satisfaction of the Responsible Authority
at all times.

4. Completion and Maintenance of Landscaping Works

Prior to the use of the buildings commencing all landscape works forming part of the
approved Landscape Plans must be completed to the satisfaction of the Responsible
Authority. The landscaping shown on the approved landscape plan must be maintained
to the satisfaction of the Responsible Authority. Any dead, diseased or damaged
vegetation or landscaped areas are to be repaired or replaced to the satisfaction of the
Responsible Authority.

5. Construction Management Plan

Prior to the commencement of any works on the site, including demolition of bulk
excavation, a detailed Construction Management Plan must be submitted to and
approved in writing by the Responsible Authority. The Plan must consider, as a
minimum:

a. Hours of demolition and construction to accord with Local Laws.

b. Management of surrounding streets to ensure all are kept free of parked or
standing vehicles or any other obstruction, including building materials,
equipment, etc. to maintain free vehicle passage to abutting benefitting
properties at all times, unless with the written consent of the Responsible
Authority.

c. Methods to contain dust, dirt and mud within the site and the method and
frequency of clean up procedures, including the management of on-site waste
storage construction bins and vehicle washing.

d. Management of parking of construction machinery and workers vehicles to
prevent adverse impacts to nearby properties and surrounding streets.

e. Management of heavy vehicles, site deliveries and unloading and lifting points
and expected frequencies and traffic management in the vicinity of the site to
ensure routes to and from the land minimise disruption to nearby properties and
surrounding streets.

f. The measures to minimise disruption to pedestrian movements along adjacent
footpaths; and

g. A liaison officer for contact by the public and the Responsible Authority in the
event of relevant queries or problems experienced.

All works on the land must be undertaken in accordance with the endorsed
Construction Management Plan to the satisfaction of the Responsible Authority.

6. Environmentally Sustainable Design (ESD) Statement

Prior to the commencement of the development, including demolition or bulk
excavation, an amended Environmentally Sustainable Design (ESD) Statement must be
prepared and submitted to the satisfaction of the Responsible Authority in consultation
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with the City of Ballarat. The ESD Statement must be generally in accordance with the
Sustainability Management Report prepared by Wrap Consulting dated 14/07/2023 but
updated to reflect the changes required under Condition 1 of this Permit and include:
o Implementation Plans relating to construction (including use of locally
sourced materials) and building waste (including evidence of claimed
construction waste diversion of at least 80%);
Rain water tanks
Details of the Intelligent-daylighting tenant lighting;
Details of natural Ventilation including openable windows.
Addition of shading devices on windows
Details of Solar Photovoltaic capacity and use of solar energy for building
services.
Details of WELS Water Rating of all building fixtures.
o Stormwater utilisation for watering of landscaping areas and building
amenities.
¢ Inclusion of electric charging points for bikes.
e Variable refrigerant flow with heat recovery.
¢ Arrangement of bicycle storage to achieve increased storage capacity (at
least 10 spaces provided);
o Detail of drainage points of roof, fagcade and terrace to Rain Water Tank’s,
connections to toilets and garden irrigation, location of RWT’s and Legal
Point of Discharge (LPOD)
o Building User Guide and Manual to be provided at occupancy to building
users; and
e Landscape plans with management practices and use of stormwater for
watering.
Once approved, the ESD Statement will be endorsed to form part of the permit.

7. Implementation of Environmentally Sustainable Design (ESD)

Prior to the occupation of any building approved under this permit, a report from the
author of the endorsed ESD report, or similarly qualified persons or companies,
outlining how the performance outcomes specified in the endorsed ESD report have
been implemented must be submitted to the Responsible Authority. The report must be
to the satisfaction of the Responsible Authority and must confirm and provide sufficient
evidence that all measures specified in the approved ESD report have been
implemented in accordance with the relevant approved plans. This may include a GBCA
Green Star Design and As Built Design Review Rating to confirm compliance with the
stated Green Star targets where required.

8. Facade Strategy
Before the development starts, including demolition, bulk excavation and site
preparation works, a Facade Strategy must be submitted to and approved in writing by
the Responsible Authority. The Fagade Strategy must detail a full schedule of materials,
finishes and details, including, but not limited to, the colour, type of materials and
appearance. The Fagade Strategy must also:
a. Deliver high quality materials and finishes to the Council’s satisfaction.
b. Undertake an exploration of finer detail of the development, including the
manner in which shrouds are attached to the building;
c. Be updated to reflect the changes required by Condition 1 of this Permit, as
necessary.

Once approved, the Fagade Strategy will be endorsed to form part of the permit.
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9. Projections
All projections over the street alignment, including the awning, must conform to the
Building Regulations 2018 to the satisfaction of the Responsible Authority.

10. Section 173 Agreement

Prior to the first occupation of the development hereby approved, the owner of the land
must enter into an agreement with the Responsible Authority under section 173 of the
Planning and Environment Act 1987. The agreement must provide the following:

a. The bricking in of the eastern boundary windows should the adjoining site to the
east at No. 220 Mair Street ever be redeveloped in a manner which requires this.
This includes to enable the construction of new building forms upon the
boundary and/or to preserve the general amenity and privacy of future
occupants of any new building form.

b. The landowner acknowledges that they do not benefit in perpetuity from the
natural light provided by the boundary windows and that this light could be lost
should the adjoining site to the east at 220 Mair Street be redevelopment in a
manner which requires the windows to be removed.

The owner of the land must pay all of the responsible authority’s reasonable legal costs
and expenses of this agreement, including preparation, execution and registration on
title.

11. Archaeology Assessment
Prior to the commencement of the development hereby approved, a historic
archaeology assessment must be undertaken. This assessment is required to be
prepared and submitted to the Responsible Authority and Heritage Victoria and should:
a. Consider the built history of the place.
b. Consider the level of sub-surface disturbance that may have taken place across
the site in the 20th and 21st centuries; and
c. Evaluate the site’s potential to contain archaeological remains.

If it is found the site is likely to contain historical archaeological remains, a Heritage
Inventory site card is required to be prepared, submitted and approved by the
Responsible Authority and Heritage Victoria prior to any further development occurring
on the site.

12. Drainage Plans and Construction

Before the development starts, including demolition, bulk excavation and site
preparation works, drainage, stormwater detention, stormwater treatment plans and
computations must be submitted to and be approved in writing by the Responsible
Authority. The drainage, stormwater detention, stormwater treatment plans and
computations must accord with the Infrastructure Design Manual, Council’s Site
Stormwater Management Systems Policy and Council’s WSUD guidelines.

All drainage works must be constructed in accordance with the approved plans and
must be completed to a standard satisfactory to the Responsible Authority prior to the
occupation of the development hereby approved commencing.

At the completion of the works ‘as constructed’ civil plans must be submitted to the
Responsible Authority by a suitably experienced and qualified engineer.

Any proposed discharge of stormwater requiring a direct and/or modifying and existing
connection to a designated waterway (as defined by the Water Act 1989) will require
approval by the relevant Catchment Management Authority.

Any rainwater tanks forming part of the approved drainage plans/system must be
installed and maintained in good operational condition on an ongoing basis to the
satisfaction of the Responsible Authority.
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13. Engineering plans

Before the development starts, including demolition, bulk excavation and site
preparation works, engineering plans and specifications must be submitted to and
approved by the Responsible Authority. The engineering plans must accord with the
Infrastructure Design Manual and Council’s Standard Cross-sections. All engineering
works must be constructed in accordance with the approved plans and completed to a
standard satisfactory to the Responsible Authority prior to the commencement of the
development/use hereby approved.

At the completion of the works one set of ‘as constructed’ civil plans shall be submitted
to the Responsible Authority.

14. Footpaths

The existing footpath must be rehabilitated as necessary following the construction
phase along the Armstrong Street and Mair Street frontages to the satisfaction of the
Responsible Authority.

Prior to works commencing on the rehabilitation works of the footpath, plans must be
submitted to and approved by the Responsible Authority. The plans must accord with
the Infrastructure Design Manual. All works must be constructed in accordance with
the approved plans and completed to a standard satisfactory to the Responsible
Authority prior to the commencement of the first use of the development.

15. Construction Waste Disposal and Management Plan

Prior to the commencement of any works on site, a Waste Disposal and Management
Plan shall be submitted to and be approved in writing by the Responsible Authority.
The plan must detail:

1. Where all building rubble and materials including soil is to be removed to off
site.

Note: All materials must be taken to approved waste receiving sites or recycling
centres. The site soil may be contaminated and should be disposed of to an authorised
facility in accordance with EPA regulations.

2. Provision for materials recycling and collection during site construction.

All necessary approvals shall be gained prior to materials being handled and disposed
of in accordance with the Disposal Plan to the satisfaction of the Responsible Authority.

Note: Section 3.13 of the Ballarat City Council Community Local Law requires the

submission of a Waste Management Plan prior to the commencement of any building

demolition work creating more than 2m?3 of waste material. Failure to provide a Waste

Management Plan is a breach of the Ballarat City Council Community Local Law (10
penalty Units).

16. Waste Management Plan

Prior to the commencement of the development hereby approved, a Waste Management
Plan must be prepared to the satisfaction of the Responsible Authority and endorsed
as part of this permit. The Plan must detail:

(a) The location and space allocated for storage of waste and recyclable materials,
bins and containers.

(b) The type of waste and recyclable materials, bins and containers.

(c) The garbage and recycling equipment (e.g., vehicles and lifting equipment) to be
used;

(d) The frequency and timing of waste collection.

(e) The path of access for both users and collection vehicles.
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(f) Demonstrate how all collection vehicles can access waste storage areas,

including areas for parking/stopping to enable collections; and

(9) Measures to manage and minimise noise, odour and litter.

Waste management must be undertaken in accordance with the approved Waste
Management Plan to the satisfaction of the Responsible Authority. The endorsed Waste
Management Plan will have ongoing force and effect unless otherwise approved in
writing by the Responsible Authority.

17. Green Travel Plan

Prior to the first occupation of the development, a Green Travel Plan (GTP) must be
prepared to the satisfaction of the Responsible Authority. The Plan must be prepared
by a suitably qualified person and must encourage the use of non-private vehicle
transport modes by the occupiers of the land. The plan must address, but is not
necessarily limited to, the following:

(a) A designated ‘manager’ or ‘champion’ responsible for co-ordination and
implementation.

(b) Possible staff incentives (e.g., provision of subsidised public transport travel
cards);

(c) Provision of Public Transport maps, timetables and/or real time information of
nearby services.

(d) Details of GTP funding and management responsibilities, including ongoing
monitoring and review; and

(e) Include provisions to be updated not less than every 5 years.

When approved, the GTP will form part of the permit. The City of Ballarat may request
a copy of any monitoring data as required by Condition (d) above at any time for review.

18. Removal of crossovers

Prior to the first occupation of the development, all unnecessary vehicle crossings
must be demolished, and car park spaces, footpath, kerb and channel reconstructed to
the satisfaction of the Responsible Authority, in accordance with plans and
specifications first approved by City of Ballarat — Assets and Engineering Departments.

19. Bicycle Facilities

Prior to the first occupation of the building, the bicycle storage area and change room
facilities must be completed. No fewer than 10 bicycle spaces are required to be
provided on the site.

The bicycle storage area must be designed and constructed in accordance with the
requirements of Clause 52.34-6.

20. Baffled Lighting

Outdoor lighting, where provided, must be designed, baffled and located to the
satisfaction of the responsible authority such that no direct light is emitted outside the
boundaries of the subject land.

21. General Exterior Treatment

The exterior treatment of the building permitted by this permit including all exterior
decoration, materials, finishes and colours must be to the satisfaction of the
responsible authority. The exterior treatment of the building(s) must be maintained to
the satisfaction of the responsible authority.

22. Plant Equipment

Any equipment required for the lifts, refrigeration, air-conditioning, heating and the like
must be suitably insulated to EPA standards for the purpose of reducing noise
emissions and must be located so as to not be highly visible from the street to the
satisfaction of the responsible authority.
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23. Active Retail Frontages

The ground floor retail frontages as shown on the endorsed plans must be provided
with clear glazing and maintain permanent views into the tenancies to the satisfaction
of the responsible authority.

24. Powercor (REF 308737708)
a. The applicant shall negotiate for an electricity supply to the development in
accordance with the Distributor’s requirements and standards.

Notes: Extension, augmentation or rearrangement of the Distributor’s electrical assets
may be required to make such supplies available, with the cost of such works generally
borne by the applicant.

b. The applicant shall ensure that existing and proposed buildings and electrical
installations on the subject land are compliant with the Victorian Service and
Installation Rules (VSIR).

Notes: Where electrical works are required to achieve VSIR compliance, a registered
electrical contractor must be engaged to undertake such works.

c. Any buildings must comply with the clearances required by the Electricity Safety
(Installations) Regulations.
d. Any construction work must comply with the Energy Safe Victoria’s “No Go
Zone” rules.
Notes: To apply for a permit to work go to our website:
https:/Icustomer.portal.powercor.com.au/mysupply/CIAWQuickCalculator and apply
on line through the No Go Zone Assessment.

25. Permit Expiry - Development Only
This permit will expire if one of the following circumstances applies:

(a) The development is not started within two years of the date of this permit;
(b) The development is not completed within four years of the date of this permit.

The responsible authority may extend the periods referred to if a request is made in
writing before the permit expires or within six months afterwards (for a request to
extend the time to commence the development) or twelve months after the permit
expires (for a request to extend the time to complete the development).

Notes:

Central Highlands Water Authority (REF: 23/1890 Sect 52 2023-02-215)

The sewer main at the rear of the property is over 8.0m deep, therefore a sewer main
extension may be required at the owners cost to create an alternative connection point.
Please contact Central Highlands Water Authority to discuss servicing options.

Department of Transport
Separate approval may be required from the Head, Transport for Victoria, for elements
of the development that protrude beyond the property boundary of Mair Street.

Heritage Note

Under the terms of the Heritage Act 2017 there is blanket protection for all historical
archaeological sites in Victoria, including sites that are not included in the Victorian
Heritage Register or Heritage Inventory. Section 123 of the Act stipulates that it is an
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offence to knowingly or negligently disturb any historical archaeological site unless
Consent has been obtained from the Executive Director, Heritage Victoria. Penalties

apply.

If historical archaeological remains, including artefacts, are uncovered at any time
during works, it is necessary for all activities to cease and for the City of Ballarat and
Heritage Victoria to be notified immediately. In this case, a program of archaeological
investigations and recording may be required in consultation with Heritage Victoria.

Building Approvals

This permit does not constitute any authority to carry out any building works or occupy
the building or part of the building unless all relevant building permits are obtained.
The works hereby approved must accord with the requirements of the Building Act
1993, Building Regulations 2018 and Building Code of Australia 2019.

ATTACHMENTS

1. Governance Review [6.2.1 - 1 page]
2. PL P 2022943 222 Mair Street Ballarat Central Amended Plans July 2023 [6.2.2 - 16

pages]
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ALIGNMENT WITH COUNCIL VISION, COUNCIL PLAN, STRATEGIES AND POLICIES

1. This report aligns with Council’s Vision, Council Plan, Strategies and Policies.

COMMUNITY IMPACT

2. There are no negative community impacts identified for the subject of this report.

CLIMATE EMERGENCY AND ENVIRONMENTAL SUSTAINABILITY IMPLICATIONS

3. There are no environmental sustainability implications identified for the subject of this
report.

ECONOMIC SUSTAINABILITY IMPLICATIONS

4. There are no economic sustainability implications identified for the subject of this
report.

FINANCIAL IMPLICATIONS

5. If applicable, the cost of running a VCAT hearing is already included within the
Statutory Planning Unit’s approved budget.

LEGAL AND RISK CONSIDERATIONS

6. There are no legal and risk considerations relevant to the subject of this report.

HUMAN RIGHTS CONSIDERATIONS

7. ltis considered that the report does not impact on any human rights identified in the
Charter of Human Rights and Responsibilities Act 2006.

COMMUNITY CONSULTATION AND ENGAGEMENT

8. The planning permit application was advertised pursuant to Section 52 of the Planning
and Environment Act 1987.

GENDER EQUALITY ACT 2020

9. There are no gender equality implications identified for the subject of this report.

CONFLICTS OF INTEREST THAT HAVE ARISEN IN PREPARATION OF THE REPORT

10. Council officers affirm that no general or material conflicts need to be declared in
relation to the matter of this report.

OFFICIAL

50



8 November 2023 Planning Delegated Committee Meeting

o

THE DISTANCE BETWEEN THESE MARKS SHOULD MEASURE
AS 100mm WHEN SHEET IS PRINTED TO SCALE AS INDICATED

20/06/2023 2:57:33 PM

PRINTED:
FILE:

@johnwardlearchitects.com.rvt

C:\_localREVIT\2207_Krause_MairSt_R23_Tom.Denham

6.2.2

222 MAIR STREET, BALLARAT CENTRAL

MAIR ST WEST ELEVATION

DRAWING LIST

SHEET NUMBER SHEET NAME
TP 0001 DRAWING LIST
TP 0100 SITE PLAN
TP 0101 3D OVERALL BUILDING
TP 0200 |EXISTING SITE PLAN
TP 0300 |DEMOLITION SITE PLAN
TP 0400 |SEPTEMBER 22 SHADOWS
TP 1000 LEVEL GO1 & LO1 PLANS
TP 1001 LEVEL L02 & LO3 PLANS
TP 1002 LEVEL L04 & L0O5 PLANS
TP 1100 |LEVEL LO6 PLANT & RO1 PLAN
TP 1300 |EXTERNAL MATERIAL PALETTE
TP 3000 ELEVATIONS
TP 3001 ELEVATIONS
TP 3002 ELEVATIONS
TP 3500 SECTIONS
TP 3501 SECTIONS
AREA SCHEDULE (GFA)
LEVEL AREA
GO1 350 m?
LO1 349 m?
L02 344 m?
LO3 322 m?
LO4 289 m?
LO5 261 m?
L06 (PLANT) 138 m?
Grand total 2052 m?
AREA SCHEDULE (NLA)
LEVEL NAME AREA
GO1 FOH 150 m?
LO1 OFFICE 284 m?
LO2 OFFICE 268 m?
LO3 OFFICE 240 m?
LO4 OFFICE 209 m?
LO5 OFFICE 104 m?

1255 m?

THIS DRAWING IS AN UNCONTROLLED COPY UNLESS STAMPED OTHERWISE

General Notes

CONTRACTORS SHALL VERIFY JOB DIMENSIONS BEFORE ANY JOB COMMENCES. ALL SHOP
DRAWINGS SHALL BE SUBMITTED TO THE SUPERINTENDENT AND MANUFACTURE SHALL NOT
COMMENCE PRIOR TO THE RETURN OF UNAMENDED SHOP DRAWINGS SIGNED BY THE
CONSULTANT. FIGURED DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALED. THIS DRAWING
SHOULD BE READ IN CONJUNCTION WITH ALL RELEVANT CONTRACT, SPECIFICATIONS AND
DRAWINGS. COPYRIGHT OF THIS DRAWING IS VESTED IN JOHN WARDLE ARCHITECTS.

IT IS THE POLICY OF JOHN WARDLE ARCHITECTS TO PROVIDE INFORMATION IN HARD COPY
FORMAT. IF A PARTY REQUESTS (REQUESTING PARTY) JOHN WARDLE ARCHITECTS TO PROVIDE
INFORMATION IN A FORMAT OTHER THAN PORTABLE DOCUMENT FORMAT (PDF) THE REQUESTING
PARTY ACCEPTS AND ACKNOWLEDGES THE TERMS AND CONDITIONS FOR USE OF THE DIGITAL
INFORMATION PROVIDED. REFER TO DIGITAL TRANSFER DISCLAIMER.

Rev.

O BW N -

Issue Revision Description
TOWN PLANNING
TOWN PLANNING
TOWN PLANNING
TOWN PLANNING
TOWN PLANNING

Date

29.09.2022
18.11.2022
02.12.2022
17.03.2023
20.06.2023

Appr by
LJ

Wardle

Waurundjeri Country +61 3 8662 0400

25 Rokeby Street wardle.studio
Collingwood, VIC 3066
Australia ABN 83 006 814 268

© 2022 Wardle

Client Project No. Scale @ A1
Krause 2207
Date  SEPT 2022 Co-Ord TD
Project .
"% Commercial Development Dwn MM Chk  SE
222 Mair Street, Ballarat .
Praving Stetus— TOWN PLANNING
Title Drawing No. Revision

DRAWING LIST

TP 0001

51




8 November 2023 Planning Delegated Committee Meeting

o

|

THE DISTANCE BETWEEN THESE MARKS SHOULD MEASURE
AS 100mm WHEN SHEET IS PRINTED TO SCALE AS INDICATED

|

20/06/2023 2:57:34 PM

PRINTED:
FILE:

@johnwardlearchitects.com.rvt

C:\_localREVIT\2207_Krause_MairSt_R23_Tom.Denham

6.2.2

BALLARAT GOVHUB

BALLARAT & DISTRICT ABORIGINAL
COOPERATIVE

THIS DRAWING IS AN UNCONTROLLED COPY UNLESS STAMPED OTHERWISE

General Notes

CONTRACTORS SHALL VERIFY JOB DIMENSIONS BEFORE ANY JOB COMMENCES. ALL SHOP
DRAWINGS SHALL BE SUBMITTED TO THE SUPERINTENDENT AND MANUFACTURE SHALL NOT
COMMENCE PRIOR TO THE RETURN OF UNAMENDED SHOP DRAWINGS SIGNED BY THE
CONSULTANT. FIGURED DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALED. THIS DRAWING
SHOULD BE READ IN CONJUNCTION WITH ALL RELEVANT CONTRACT, SPECIFICATIONS AND
DRAWINGS. COPYRIGHT OF THIS DRAWING IS VESTED IN JOHN WARDLE ARCHITECTS.

ITIS THE POLICY OF JOHN WARDLE ARCHITECTS TO PROVIDE INFORMATION IN HARD COPY
FORMAT. IF APARTY REQUESTS (REQUESTING PARTY) JOHN WARDLE ARCHITECTS TO PROVIDE
INFORMATION IN A FORMAT OTHER THAN PORTABLE DOCUMENT FORMAT (PDF) THE REQUESTING
PARTY ACCEPTS AND ACKNOWLEDGES THE TERMS AND CONDITIONS FOR USE OF THE DIGITAL
INFORMATION PROVIDED. REFER TO DIGITAL TRANSFER DISCLAIMER.

Rev.

O BW N -

Issue Revision Description
TOWN PLANNING
TOWN PLANNING
TOWN PLANNING
TOWN PLANNING
TOWN PLANNING

Date Appr by
29.09.2022 LJ
18.11.2022 LJ
02.12.2022 LJ
17.03.2023 LJ
20.06.2023 LJ

Wardle

Waurundjeri Country

25 Rokeby Street
Collingwood, VIC 3066
Australia

+61 3 8662 0400
wardle.studio

ABN 83 006 814 268

© 2022 Wardle

Client Krause Project No. Scale @ A1
m 2207 1:200
U—/ Date SEPT 2022 Co-Ord TD
P! Commercial Development Drwn 7D Chok  SE
222 Mair Street, Ballarat )
Praving Stetus— TOWN PLANNING
Title SITE Drawing No. Revision
SITE PLAN TP 01 00 5

52




8 November 2023 Planning Delegated Committee Meeting

o

THE DISTANCE BETWEEN THESE MARKS SHOULD MEASURE ‘

AS 100mm WHEN SHEET IS PRINTED TO SCALE AS INDICATED

20/06/2023 2:57:35 PM

PRINTED:
FILE:

@johnwardlearchitects.com.rvt

C:\_localREVIT\2207_Krause_MairSt_R23_Tom.Denham

6.2.2

MAIR ST ELEVATION

ARMSTRONG ST LOOKING NORTH

MAIR ST LOOKING NORTH

ARMSTRONG ST LOOKING SOUTH

THIS DRAWING IS AN UNCONTROLLED COPY UNLESS STAMPED OTHERWISE

General Notes

CONTRACTORS SHALL VERIFY JOB DIMENSIONS BEFORE ANY JOB COMMENCES. ALL SHOP
DRAWINGS SHALL BE SUBMITTED TO THE SUPERINTENDENT AND MANUFACTURE SHALL NOT
COMMENCE PRIOR TO THE RETURN OF UNAMENDED SHOP DRAWINGS SIGNED BY THE
CONSULTANT. FIGURED DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALED. THIS DRAWING
SHOULD BE READ IN CONJUNCTION WITH ALL RELEVANT CONTRACT, SPECIFICATIONS AND
DRAWINGS. COPYRIGHT OF THIS DRAWING IS VESTED IN JOHN WARDLE ARCHITECTS.

IT IS THE POLICY OF JOHN WARDLE ARCHITECTS TO PROVIDE INFORMATION IN HARD COPY
FORMAT. IF A PARTY REQUESTS (REQUESTING PARTY) JOHN WARDLE ARCHITECTS TO PROVIDE
INFORMATION IN A FORMAT OTHER THAN PORTABLE DOCUMENT FORMAT (PDF) THE REQUESTING
PARTY ACCEPTS AND ACKNOWLEDGES THE TERMS AND CONDITIONS FOR USE OF THE DIGITAL
INFORMATION PROVIDED. REFER TO DIGITAL TRANSFER DISCLAIMER.

Rev.

B w N -

Issue Revision Description
TOWN PLANNING
TOWN PLANNING
TOWN PLANNING
TOWN PLANNING

Date Appr by
29.09.2022 LJ
18.11.2022 LJ
02.12.2022 LJ
20.06.2023 LJ

Wardle

Waurundjeri Country +61 3 8662 0400

25 Rokeby Street wardle.studio
Collingwood, VIC 3066

Australia ABN 83 006 814 268

© 2022 Wardle

Client Project No. Scale @ A1
Krause 2207
Date  SEPT 2022 Co-Ord TD
Project .
"% Commercial Development Dwn L Chck  SE
222 Mair Street, Ballarat Drawing Stat
fawing Slals TOWN PLANNING
Title Drawing No. Revision

3D OVERALL BUILDING

TP 0101

53




o

8 November 2023 Planning Delegated Committee Meeting

|

THE DISTANCE BETWEEN THESE MARKS SHOULD MEASURE
AS 100mm WHEN SHEET IS PRINTED TO SCALE AS INDICATED

|

20/06/2023 2:57:35 PM

C:\_localREVIT\2207_Krause_MairSt_R23_Tom.Denham

PRINTED:
FILE:

CONSULTANT. FIGURED DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALED. THIS DRAWING
SHOULD BE READ IN CONJUNCTION WITH ALL RELEVANT CONTRACT, SPECIFICATIONS AND
DRAWINGS. COPYRIGHT OF THIS DRAWING IS VESTED IN JOHN WARDLE ARCHITECTS.

ITIS THE POLICY OF JOHN WARDLE ARCHITECTS TO PROVIDE INFORMATION IN HARD COPY
FORMAT. IF APARTY REQUESTS (REQUESTING PARTY) JOHN WARDLE ARCHITECTS TO PROVIDE
INFORMATION IN A FORMAT OTHER THAN PORTABLE DOCUMENT FORMAT (PDF) THE REQUESTING
PARTY ACCEPTS AND ACKNOWLEDGES THE TERMS AND CONDITIONS FOR USE OF THE DIGITAL
INFORMATION PROVIDED. REFER TO DIGITAL TRANSFER DISCLAIMER.

Waurundjeri Country

25 Rokeby Street wardle.studio
Collingwood, VIC 3066
Australia ABN 83 006 814 268

© 2022 Wardle

Tite  EXISTING CONDITIONS
EXISTING SITE PLAN

TP 0200

6.2.2
&
¥
I~
&
(2) BALLARAT & DISTRICT ABORIGINAL
8 COOPERATIVE
w o
Gs
23
[oXe] H
S x ANCO
fBST B
Z = QN\F'E“\W ’me"” 1210 mLUESTONE KERB
5 = o CONC PaTy
a.
lél = [}
I3
> &2 CHAINLINK FENCE
BALLARAT GOVHUB Y
o
& s 3
o S 5
g g =
~ (2] =
» & s
L <
o L;E é?) BOLLARDS
oz o m QJ
~ %51
(%) % 3
S g g o
(4 S S LOT 1
< 5 g ON LP34366
x 367M2
s o PARKING LOT
) (B
- BOLLARD
I
=
O)
£z =
< =
a <
= ~
uj Ly
S oz
=) X
= &)
g @ g
]
g
ISy
Q
>
~J
m
TRAFFIC SIGNAL POLE
(TS/TSP)
s
g
é
|
: THIS DRAWING IS AN UNCONTROLLED COPY UNLESS STAMPED OTHERWISE | General Notes Rev. lssue Revision Description Date Appr by Client Krause Project No. Scale @ A1
CONTRACTORS SHALL VERIFY JOB DIMENSIONS BEFORE ANY JOB COMMENCES. ALL SHOP 1 TOWN PLANNING 29.09.2022 LJ m 2207 1:200
I DRAWINGS SHALL BE SUBMITTED TO THE SUPERINTENDENT AND MANUFACTURE SHALL NOT 2 TOWN PLANNING 18.11.2022 LJ
COMMENCE PRIOR TO THE RETURN OF UNAMENDED SHOP DRAWINGS SIGNED BY THE 3 TOWN PLANNING 02122022 LJ a r e U—/ Date SEPT 2022 Co-Ord TD
Project .
4 TOWN PLANNING 20.06.2023 LJ rojec CommerC|aI Development Drwn MM Chek SE
222 Mair Street, Ballarat Drawing Status
+613 8662 0400 TOWN PLANNING
Drawing No. Revision

54



8 November 2023 Planning Delegated Committee Meeting

o

|

THE DISTANCE BETWEEN THESE MARKS SHOULD MEASURE
AS 100mm WHEN SHEET IS PRINTED TO SCALE AS INDICATED

|

20/06/2023 2:57:36 PM

PRINTED:
FILE:

@johnwardlearchitects.com.rvt

C:\_localREVIT\2207_Krause_MairSt_R23_Tom.Denham

PARTY ACCEPTS AND ACKNOWLEDGES THE TERMS AND CONDITIONS FOR USE OF THE DIGITAL

6.2.2
&
¢
E
&
(2-) BALLARAT & DISTRICT ABORIGINAL
8 COOPERATIVE
w o
gs
23
[N ] HA
S X N
RSTQV| BL
ZE."?:S\”“;&LQH;OEW_”"O m UcEgﬁoNE KERg
S =2 \’~*,£ P.A TH
CHAINLINK FENCE
BALLARAT GOVHUB
o
w BOLLARDS
o)
xD
3
oz
2 LOT 1
Im ON LP34366
& : 367M2
= :
o /|
S
[
%’ J BOLLARD
=4
T ;
E § ! | REMOVE EXISTING FENCE,
a ) | BOLLARDS, LOW HEIGHT WALLS,
5 g SLAB ON GROUND AND MAKE
N ~1 GOOD GROUND SURFACE READY
@ I~ a TO ACCEPT PROPOSED BUILDING
o @ A WORKS
= o
w ,
= I
] k\ EXISTING STEP INWALL
& o AND PLINTH TO BE
TRAFFIC SIGNAL POLE w < DEMOLISHED
(TS/TSP) . &. —
LU
ESTONE ke
MAIR ST
THIS DRAWING IS AN UNCONTROLLED COPY UNLESS STAMPED OTHERWISE General Notes fad o Client Project No. Scale @ A1
Rev. Issue Revision Description Date Appr by Krause 2 2 07 1 . 2 0 0
CONTRACTORS SHALL VERIFY JOB DIMENSIONS BEFORE ANY JOB COMMENCES. ALL SHOP 1 TOWN PLANNING 29.09.2022 LJ .
DRAWINGS SHALL BE SUBMITTED TO THE SUPERINTENDENT AND MANUFACTURE SHALL NOT 2 TOWN PLANNING 18.11.2022 LJ
COMMENCE PRIOR TO THE RETURN OF UNAMENDED SHOP DRAWINGS SIGNED BY THE '
CONSULTANT. FIGURED DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALED. THIS DRAWING i Igwm g::ﬁm:mg ?§;§§g§§ :j Project w Date  SEPT2022 Co-Ord TD
SHOULD BE READ IN CONJUNCTION WITH ALL RELEVANT CONTRACT, SPECIFICATIONS AND .03. ;
DRAWINGS. COPYRIGHT OF THIS DRAWING IS VESTED IN JOHN WARDLE ARCHITECTS. 5 TOWN PLANNING 20.06.2023 LJ gg:\?msem'aé ?evelOpment Dwn MM Chek  SE
o air Street, Ballarat )
IT IS THE POLICY OF JOHN WARDLE ARCHITECTS TO PROVIDE INFORMATION IN HARD COPY " Drawing Status TOWN PLANNING
FORMAT. IF A PARTY REQUESTS (REQUESTING PARTY) JOHN WARDLE ARCHITECTS TO PROVIDE Wurundjeri Country +61 3 8662 0400
INFORMATION IN A FORMAT OTHER THAN PORTABLE DOCUMENT FORMAT (PDF) THE REQUESTING (2:5 l'?OKEbdet{z‘ét 3066 wardle studio Title DEMOLITION Drawing No Revision
ollingwood, :
Australia ABN 83 006 814 268 © 2022 Wardle T P 0300 5

INFORMATION PROVIDED. REFER TO DIGITAL TRANSFER DISCLAIMER.

DEMOLITION SITE PLAN

55



8 November 2023 Planning Delegated Committee Meeting

THE DISTANCE BETWEEN THESE MARKS SHOULD MEASURE
AS 100mm WHEN SHEET IS PRINTED TO SCALE AS INDICATED

@johnwardlearchitects.com.rvt

@ SHADOW DIAGRAM SEPTEMBER 9AM
Scale 1:500

SHADOW DIAGRAM SEPTEMBER 10AM

(@)

Scale 1:500

@ SHADOW DIAGRAM SEPTEMBER 11AM
Scale 1:500

/

@ SHADOW DIAGRAM SEPTEMBER 12PM

Scale 1:500

@ SHADOW DIAGRAM SEPTEMBER 1PM
Scale 1:500

SHADOW DIAGRAM SEPTEMBER 2PM

()

Scale 1:500

@ SHADOW DIAGRAM SEPTEMBER 3PM
Scale 1:500

@ SHADOW DIAGRAM SEPTEMBER 4PM
Scale 1:500

1S
3
5
S
2' THIS DRAWING IS AN UNCONTROLLED COPY UNLESS STAMPED OTHERWISE | General Notes Rev. lssue Revision Description Date Appr by Client Krause Project No. 9007 Scale @ A1 1500
£ CONTRACTORS SHALL VERIFY JOB DIMENSIONS BEFORE ANY JOB COMMENCES. ALL SHOP 1 TOWN PLANNING 29.09.2022 LJ .
ﬁ DRAWINGS SHALL BE SUBMITTED TO THE SUPERINTENDENT AND MANUFACTURE SHALL NOT 2 TOWN PLANNING 18.11.2022 LJ
2 COMMENGE PRIOR TO THE RETURN OF UNAMENDED SHOP DRAWINGS SIGNED BY THE y
= gl CONSULTANT. FIGURED DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALED. THIS DRAWING i Igws Eam:ug ?§;§§g§§ :j a r e Project \_U Date  SEPT 2022 Co0d 10
=5 SHOULD BE READ IN CONJUNCTION WITH ALL RELEVANT CONTRACT, SPECIFICATIONS AND .03. :
g8 DRAWINGS. COPYRIGHT OF THIS DRAWING IS VESTED IN JOHN WARDLE ARCHITECTS. 5 TOWN PLANNING 20062023 LJ Commercial Development Dwn MM Chek  SE
== e 222 Mair Street, Ballarat .
] g IT IS THE POLICY OF JOHN WARDLE ARCHITECTS TO PROVIDE INFORMATION IN HARD COPY " Drawing Status TOWN PLANNING
S g FORMAT. IF A PARTY REQUESTS (REQUESTING PARTY) JOHN WARDLE ARCHITECTS TO PROVIDE Wurundjeri Country +61 3 8662 0400
s INFORMATION IN A FORMAT OTHER THAN PORTABLE DOCUMENT FORMAT (PDF) THE REQUESTING 25 Rokeby Street wardle.studio Tit Drawing N Revisi
= © PARTY ACCEPTS AND ACKNOWLEDGES THE TERMS AND CONDITIONS FOR USE OF THE DIGITAL Collingwood, VIC 3066 e SHADOW DIAGRAMS rawing No. evision
& INFORMATION PROVIDED. REFER TO DIGITAL TRANSFER DISCLAIMER. Australia ABN 83 006 814 268 © 2022 Wardle
% ij SEPTEMBER 22 SHADOWS TP 0400 5
[segT

56

6.2.2



8 November 2023 Planning Delegated Committee Meeting

o

|

|

20/06/2023 3:00:35 PM

PRINTED:
FILE:

THE DISTANCE BETWEEN THESE MARKS SHOULD MEASURE
AS 100mm WHEN SHEET IS PRINTED TO SCALE AS INDICATED

@johnwardlearchitects.com.rvt

C:\_localREVIT\2207_Krause_MairSt_R23_Tom.Denham

6.2.2

/ / /

NN

8335 7300

35

(®

6500 ’
\
\

&y

EXISTING 220 MAIR ST

BALLARAT CENTRAL
7\
& j o I !
R I |
[RL431.210] EGRESS
i RL 431.350 _ | STAROI
|
K wasH COMM LIFT
IFT DOWN T T T
@7 1 LA - = ¥ gi= = — —

LEVELLING ———
OF FOOTPATH FOR

WASTE COLLECTION.

.

1700

RL 432.170

\
\
SR - _ _ =z Bt L
' \
' |
| \
- ‘ - LoBBY ' | Ex.432.210
@ RL 432.050 o | ‘ m
% — G ROH ! ‘ ‘
- L 6 -/\-\/ RL 432.250 | I | \3002, .
m S wwe |l —UnisExppa/ FIWC ] | | —
W 8 SHOWER HOWER o
<Z( \K ‘ o [ ‘ %
T L I I I | o | =
\ \ Enp 3 \
EOT CIRC. ENTRY 1:14 RAMP I 2 |
> N =2
RL 432.050 il N Z | EX.432300
% DDABIKE | I |
@7 - — WATER METER _l: - ] - - EE' - - - ' B - 4@
= Z — PR A A S = ———— — = I I I I ————— RL 432.340
EX. 431.560 EX. 431670 VIEWING PORTAL v 4 |
RL431.720 |
L awnnGover ... _ ]
EX 431550  EX.431600 EX. 431.690 Ex. 431,860 EX. 431,980 | Ex am20m0 EX. 432200 EX. 432,33
2TP )
3001
RL 431.690 | 4
L N 1 i
EXIS k\}@g N
ARMSTRONG STN
(2 “\LEVEL GO1 PLAN " | /oo
TP 3000/ Scale 1:100 w W W
; 6500 % 8335 ; 7300 ; 7200 ﬂE'
‘ ‘ ‘ (o ‘ ‘
\ \ w m \ w \ \
e 3000/ EXISTING 220 MAR ST
BALLARAT CENTRAL
@ - 1O
' N —
A\ F/wc
| LIFT \\ (€1 | _
%V IR ¥ T : \ UNISEX DDA [ Mme: LI %y -
1 4 A Q Q ;
@ -—@——- e e =
' ‘ '
il | | B .
ﬁ ! | @30y
| I
LIJ - ‘ ‘ ‘ - |
z OFFICE | W )
wn . g
m S
S ! z
[ ' o
Z \ ! =
T I I = =
C3
= I m
o
-
\ \ \ \ | s
<<
F : —_—--_ — — — I
- — = - = - A A — s S T
\ \ \ \ \
AWNING BELOW
2TP
() BB cc
ii@’ W W’ W
/“1 "\ LEVEL LO1 PLAN
TP 3000/ Scale 1: 100 ARMSTRONG STN
THIS DRAWING IS AN UNCONTROLLED COPY UNLESS STAMPED OTHERWISE General Notes fad o Client Project No. Scale @ A1
Rev. Issue Revision Description Date Appr by Krause 2 2 07 1 ) 1 00
CONTRACTORS SHALL VERIFY JOB DIMENSIONS BEFORE ANY JOB COMMENCES. ALL SHOP 1 TOWN PLANNING 29.09.2022 LJ .
DRAWINGS SHALL BE SUBMITTED TO THE SUPERINTENDENT AND MANUFACTURE SHALL NOT 2 TOWN PLANNING 18.11.2022 LJ
COMMENCE PRIOR TO THE RETURN OF UNAMENDED SHOP DRAWINGS SIGNED BY THE '
CONSULTANT. FIGURED DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALED. THIS DRAWING i Igwm gtﬁm:sg ?§;§§g§§ tj Project Date  SEPT 2022 CoOrd_TD
SHOULD BE READ IN CONJUNCTION WITH ALL RELEVANT CONTRACT, SPECIFICATIONS AND .03. ‘
DRAWINGS. COPYRIGHT OF THIS DRAWING IS VESTED IN JOHN WARDLE ARCHITECTS. Commercial Development Dwn  TD Chek LI
5 TOWN PLANNING 20.06.2023 LJ 299 Mair Street. Ballarat
IT IS THE POLICY OF JOHN WARDLE ARCHITECTS TO PROVIDE INFORMATION IN HARD COPY - ’ Drawing Status TOWN PLANNING
FORMAT. IF A PARTY REQUESTS (REQUESTING PARTY) JOHN WARDLE ARCHITECTS TO PROVIDE Wurundjeri Country +61 3 8662 0400
INFORMATION IN A FORMAT OTHER THAN PORTABLE DOCUMENT FORMAT (PDF) THE REQUESTING 25 Rokeby Street wardle.studio Tit Drawina N Revisi
PARTY ACCEPTS AND ACKNOWLEDGES THE TERMS AND CONDITIONS FOR USE OF THE DIGITAL Collingwood, VIC 3066 " FLOOR PLANS rawing No. evision
INFORMATION PROVIDED. REFER TO DIGITAL TRANSFER DISCLAIMER. Australia ABN 83 006 814 268 © 2022 Wardle

LEVEL GO1 & LO1 PLANS

TP 1000

57




o

8 November 2023 Planning Delegated Committee Meeting

|

20/06/2023 2:58:02 PM

PRINTED:
FILE:

THE DISTANCE BETWEEN THESE MARKS SHOULD MEASURE
AS 100mm WHEN SHEET IS PRINTED TO SCALE AS INDICATED

|

@johnwardlearchitects.com.rvt

C:\_localREVIT\2207_Krause_MairSt_R23_Tom.Denham

6.2.2

!

@ LEVEL L02 PLAN
Scale 1:100

@ LEVEL L03 PLAN
Scale 1:100

6500
!
\
\

&)

G

(210
N300/

7300 7200
!
\

i]@’
EX|ST|NG 220 MAIR ST
BALLARAT CENTRAL

STAIR 01

L

J

e
‘ 'S
LIFT \\
UNISEXDDA ||
A s

g

2750

g

8225

2750

8225

w i
O
0 IR OFFICE
X
3 [
(&)
= L
£
\ \
m 0
T — —— — -
\ \ \ \
. . & .
\3001
‘ ‘ BB ‘ ‘
E 3509 E 3509 X 3509
&) ARMSTRONG ST N
P ® P ?
‘ 6500 ‘ 8335 ‘ 7300 ‘ 7200 ‘
\ \ \ \ \
P 3500 ii@'m (P 350
W EXISTING 220 MAIR ST |
BALLARAT CENTRAL
= . : i e e s B B -L-—-—-I'I:I = =] —— +I] B B
i ‘ D \\ FWC (5] fj
i I 1l STAIR 01 UNISEX DDA T i m
: / LIFT 9 {’\%\gf ] ! E
— B - — - R I= =1 1| 1Y - =5 - — - — B |H|j— - — -
I L
I I ﬁ
| | il TP 360§
I
" i OFFICE — "
= ‘ | \3002 )
2 | \ \ [,
5 |
: | . | 2
\ \ \ [
O O el
L]
] ﬂ] ﬂ] |
e s e e 1 ) -
317, I
[
\ \
m ‘BB m

\
STN éa

_ fsh@

THIS DRAWING IS AN UNCONTROLLED COPY UNLESS STAMPED OTHERWISE

General Notes

Rev.

CONTRACTORS SHALL VERIFY JOB DIMENSIONS BEFORE ANY JOB COMMENCES. ALL SHOP
DRAWINGS SHALL BE SUBMITTED TO THE SUPERINTENDENT AND MANUFACTURE SHALL NOT
COMMENCE PRIOR TO THE RETURN OF UNAMENDED SHOP DRAWINGS SIGNED BY THE
CONSULTANT. FIGURED DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALED. THIS DRAWING
SHOULD BE READ IN CONJUNCTION WITH ALL RELEVANT CONTRACT, SPECIFICATIONS AND
DRAWINGS. COPYRIGHT OF THIS DRAWING IS VESTED IN JOHN WARDLE ARCHITECTS.

ITIS THE POLICY OF JOHN WARDLE ARCHITECTS TO PROVIDE INFORMATION IN HARD COPY
FORMAT. IF APARTY REQUESTS (REQUESTING PARTY) JOHN WARDLE ARCHITECTS TO PROVIDE
INFORMATION IN A FORMAT OTHER THAN PORTABLE DOCUMENT FORMAT (PDF) THE REQUESTING
PARTY ACCEPTS AND ACKNOWLEDGES THE TERMS AND CONDITIONS FOR USE OF THE DIGITAL
INFORMATION PROVIDED. REFER TO DIGITAL TRANSFER DISCLAIMER.

O BW N -

ARMSTRONG
Issue Revision Description Date
TOWN PLANNING 29.09.2022
TOWN PLANNING 18.11.2022
TOWN PLANNING 02.12.2022
TOWN PLANNING 17.03.2023
TOWN PLANNING 20.06.2023

Appr by

LJ

Wardle

Waurundjeri Country +61 3 8662 0400

25 Rokeby Street wardle.studio
Collingwood, VIC 3066
Australia ABN 83 006 814 268

© 2022 Wardle

T FLOOR PLANS
LEVEL L02 & LO3 PLANS

TP 1001

Client Krause Project No. Scale @ A1
2207 1:100
Date  SEPT 2022 Co-Ord TD
Project .
%" Commercial Development Dwn D Chek LI
222 Mair Street, Ballarat .
Praving Stetus— TOWN PLANNING
Drawing No. Revision

58




8 November 2023 Planning Delegated Committee Meeting

o

|

|

12/07/2023 5:24:28 PM

PRINTED:
FILE:

THE DISTANCE BETWEEN THESE MARKS SHOULD MEASURE
AS 100mm WHEN SHEET IS PRINTED TO SCALE AS INDICATED

@johnwardlearchitects.com.rvt

C:\_localREVIT\2207_Krause_MairSt_R23_Tom.Denham

6.2.2

LEVEL LO4 PLAN

6500

7300

7200

8225

0

Scale 1:100

<€>LBELm5HAN
Scale 1:100

7

2750

o

8225

m ‘BB
P 3500 va (P 350
EXISTING 220 MAIR ST
W BALLANRAT CENTRAL
f ‘- ¥4t F > = (" T 17T T =T =T T'l
7 i} i I ﬁw-‘-wig -
(&} t}: FMC (5 m T”j
0 1 STAIRO1 T I m g
[ UNISEX DDA MWC (5]
/ [ LIIFT ] 9 Q \ W
HE— - — - Aol - =5 - — B |t -
I LA
| | &
| [ ﬁ
= ! OFFICE ::i
s | |
(Q A '
s |
= L ' x
T [ | s
| B L O Wt
i‘ ] n n — L
== _— | [
[
L 1 .
R _l_-___‘__'____J___-___-__Tl__-[ _______ T E .
\
m BB m
&2 &, ey &2
\
e ARMSTRONG STN
¢ ? ® ?
@ 6500 ’ 8335 ‘ 7300 ‘ 7200 ‘
\ \ \ \ \
m ‘BB m
W Wm EXISTING 220 MAIR ST W
| | W BALLARAT CENTRAL |
S DO S I sl S S I
T —0 | | 1 | = E
| ) [
j UNISEXDDA  |Ls [ L. STAIR 01 H LANDSCAPING | m
9 / LIFT ' W
e = =gl % D# -
I
\ \ J TERRACE | ! W
OFFICE I
S I \3002 )
P IR \ I [
g I I:F LANDSCAPING | =
= | ' o
T [ O M || ’ | =
4| | | | I
== === [ | 1 _:
|

ARMSTRONG

2TP
3001

STN

THIS DRAWING IS AN UNCONTROLLED COPY UNLESS STAMPED OTHERWISE

General Notes

CONTRACTORS SHALL VERIFY JOB DIMENSIONS BEFORE ANY JOB COMMENCES. ALL SHOP
DRAWINGS SHALL BE SUBMITTED TO THE SUPERINTENDENT AND MANUFACTURE SHALL NOT
COMMENCE PRIOR TO THE RETURN OF UNAMENDED SHOP DRAWINGS SIGNED BY THE
CONSULTANT. FIGURED DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALED. THIS DRAWING
SHOULD BE READ IN CONJUNCTION WITH ALL RELEVANT CONTRACT, SPECIFICATIONS AND
DRAWINGS. COPYRIGHT OF THIS DRAWING IS VESTED IN JOHN WARDLE ARCHITECTS.

ITIS THE POLICY OF JOHN WARDLE ARCHITECTS TO PROVIDE INFORMATION IN HARD COPY
FORMAT. IF APARTY REQUESTS (REQUESTING PARTY) JOHN WARDLE ARCHITECTS TO PROVIDE
INFORMATION IN A FORMAT OTHER THAN PORTABLE DOCUMENT FORMAT (PDF) THE REQUESTING
PARTY ACCEPTS AND ACKNOWLEDGES THE TERMS AND CONDITIONS FOR USE OF THE DIGITAL
INFORMATION PROVIDED. REFER TO DIGITAL TRANSFER DISCLAIMER.

O BW N -

TOWN PLANNING
TOWN PLANNING
TOWN PLANNING
TOWN PLANNING
TOWN PLANNING

Rev. Issue Revision Description

Date

29.09.2022
18.11.2022
02.12.2022
17.03.2023
20.06.2023

Appr by
LJ

Wardle

Waurundjeri Country

25 Rokeby Street
Collingwood, VIC 3066
Australia

+61 3 8662 0400
wardle.studio

ABN 83 006 814 268

© 2022 Wardle

Client Krause Project No. Scale @ A1
2207 1:100
Date  SEPT 2022 Co-Ord TD
Project .
%" Commercial Development Dwn D Chek LI
222 Mair Street, Ballarat .
Praving Stetus— TOWN PLANNING
Drawing No. Revision

T FLOOR PLANS
LEVEL L04 & LO5 PLANS

TP 1002

59




8 November 2023 Planning Delegated Committee Meeting

o

|

|

12/07/2023 5:24:29 PM

PRINTED:
FILE:

THE DISTANCE BETWEEN THESE MARKS SHOULD MEASURE
AS 100mm WHEN SHEET IS PRINTED TO SCALE AS INDICATED

@johnwardlearchitects.com.rvt

C:\_localREVIT\2207_Krause_MairSt_R23_Tom.Denham

6.2.2

@ LEVEL L06 (PLANT) PLAN
Scale 1:100

@ LEVEL RO1 PLAN
Scale 1:100

g

2750

g

8225

2750

8225

| 6500 | 8335 | 7300 | 7200 |
\ \ \ \ \
(o < (o
% EXISTING 220 MAIR ST
BALLARAT CENTRAL
|% <~ F¥—>T—1""— "+t F — - [ N S e T =TT =T T'l B
—1 | [ I 1 =
i \ AC \ j
) LIFTLID .
. _ u | , /)
i [ | AC_ _ % p/ B _ . L i ; _
i AC TERRACE ] |
’ PLANT BELo ) ﬁ
il AC | \ L TP 3507
' |
% FIRE TANK 1 | | W
@ FIRE PUMP ‘ '
g ' Z
2 | | =
\ [
+— |
| = E— u ” = |
l\ | l\ | [ | ] — |
| = — — = 7‘ Il —
. P == @ = == I R u |
\
(a0 27P ) (cc
\
@ @ ARMSTRONG STN @ @ @
® © © ©
‘ 6500 ‘ 8335 ‘ 7300 ‘ 7200 ‘
\ \ \ \ \
(o 50 (o
EXISTING 220 MAIR ST ‘
BALLARAT CENTRAL
Ié "J—I'—'i:i'—'—f_?—'—'—i_'f—'l | -|_-|—-—”—-1 — = — I] -
] §J\ GRATED PLATFORM | STAIR LID BELOW \ \:j
| FOR PV PANELS L (e
i ABOVE PEANT ilp | m
' 600 ! W
| ~ L il - : = i _ . — - L (s .
i e‘oo 600 H 600 g Aé:TCEEPzS TERRACE ,,,,i
PV PV At PV PV b BELOW B
: | ()
! | | s | il TP 3609
| = [
w ) SJ 1800 FIRE TANK T, W
E I \ FIRE PUMP \ I
= ' BELOW
3 | | 2
: | S
[
[
| _

W 3001

ARMSTRONG STN

THIS DRAWING IS AN UNCONTROLLED COPY UNLESS STAMPED OTHERWISE

General Notes

CONTRACTORS SHALL VERIFY JOB DIMENSIONS BEFORE ANY JOB COMMENCES. ALL SHOP
DRAWINGS SHALL BE SUBMITTED TO THE SUPERINTENDENT AND MANUFACTURE SHALL NOT
COMMENCE PRIOR TO THE RETURN OF UNAMENDED SHOP DRAWINGS SIGNED BY THE
CONSULTANT. FIGURED DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALED. THIS DRAWING
SHOULD BE READ IN CONJUNCTION WITH ALL RELEVANT CONTRACT, SPECIFICATIONS AND
DRAWINGS. COPYRIGHT OF THIS DRAWING IS VESTED IN JOHN WARDLE ARCHITECTS.

ITIS THE POLICY OF JOHN WARDLE ARCHITECTS TO PROVIDE INFORMATION IN HARD COPY
FORMAT. IF APARTY REQUESTS (REQUESTING PARTY) JOHN WARDLE ARCHITECTS TO PROVIDE
INFORMATION IN A FORMAT OTHER THAN PORTABLE DOCUMENT FORMAT (PDF) THE REQUESTING
PARTY ACCEPTS AND ACKNOWLEDGES THE TERMS AND CONDITIONS FOR USE OF THE DIGITAL
INFORMATION PROVIDED. REFER TO DIGITAL TRANSFER DISCLAIMER.

Rev. Issue Revision Description

TOWN PLANNING
TOWN PLANNING
TOWN PLANNING
TOWN PLANNING
TOWN PLANNING

O BW N -

Date

29.09.2022
18.11.2022
02.12.2022
17.03.2023
20.06.2023

Appr by

LJ

Waurundjeri Country +61 3 8662 0400

Wardle

25 Rokeby Street wardle.studio
Collingwood, VIC 3066
Australia ABN 83 006 814 268

© 2022 Wardle

LEVEL L06 PLANT & R0O1 PLAN

TP 1100

Client Krause Project No. Scale @ A1
2207 1:100

Date  SEPT 2022 Co-Ord TD
Project .
%" Commercial Development Dwn D Chek LI

222 Mair Street, Ballarat .
Praving Stetus— TOWN PLANNING

Title Drawing No. Revision

60




8 November 2023 Planning Delegated Committee Meeting

o

20/06/2023 2:58:04 PM

PRINTED:
FILE:

THE DISTANCE BETWEEN THESE MARKS SHOULD MEASURE
AS 100mm WHEN SHEET IS PRINTED TO SCALE AS INDICATED

@johnwardlearchitects.com.rvt

C:\_localREVIT\2207_Krause_MairSt_R23_Tom.Denham

6.2.2

EXTERNAL MATERIAL PALETTE

BR-01 BR-02 BR-03

BRICKWORK LEVEL GROUND BRICKWORK UPPER LEVELS BRICKWORK UPPER LEVELS
BRICKWORK WITH SHIFT IN BRICKWORK WITH SHIFT IN BRICKWORK WITH SHIFT IN
SIZE, COLOUR & BOND SIZE, COLOUR & BOND SIZE, COLOUR & BOND
PATTERN PATTERN PATTERN

CD-01

METAL CLADDING

FS-01

POWDERCOATED ALUMINIUM FRAME, DGU

PR-01 PR-02

ARCHITECTURAL PRECAST WITH INTEGRATED ARCHITECTURAL PRECAST, TEXTURED WITH

'BRICK SLIP' COLOUR FINISH
THIS DRAWING IS AN UNCONTROLLED COPY UNLESS STAMPED OTHERWISE General Notes i it Client Project No. Scale @ A1

Rev. Issue Revision Description Date Appr by Krause 2 2 07
CONTRACTORS SHALL VERIFY JOB DIMENSIONS BEFORE ANY JOB COMMENCES. ALL SHOP 1 TOWN PLANNING 29.09.2022 LJ
DRAWINGS SHALL BE SUBMITTED TO THE SUPERINTENDENT AND MANUFACTURE SHALL NOT 2 TOWN PLANNING 18.11.2022 LJ
COMMENCE PRIOR TO THE RETURN OF UNAMENDED SHOP DRAWINGS SIGNED BY THE '
CONSULTANT. FIGURED DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALED. THIS DRAWING 2 Ing gtﬁm:sg ??;g;gg tj a r e Project Date  SEPT2022 Co-Ord TD
SHOULD BE READ IN CONJUNCTION WITH ALL RELEVANT CONTRACT, SPECIFICATIONS AND .03. ;
DRAWINGS. COPYRIGHT OF THIS DRAWING IS VESTED IN JOHN WARDLE ARCHITECTS. 5 TOWN PLANNING 20.06.2023 LJ CommerCIal Development Drwn D Chek SE
o 222 Mair Street, Ballarat .

IT IS THE POLICY OF JOHN WARDLE ARCHITECTS TO PROVIDE INFORMATION IN HARD COPY o Drawing Status TOWN PLANNING
FORMAT. IF A PARTY REQUESTS (REQUESTING PARTY) JOHN WARDLE ARCHITECTS TO PROVIDE Wurundjeri Country +61 3 8662 0400
INFORMATION IN A FORMAT OTHER THAN PORTABLE DOCUMENT FORMAT (PDF) THE REQUESTING 25 Rokeby Street wardle.studio Tit Drawing N Revisi
PARTY ACCEPTS AND ACKNOWLEDGES THE TERMS AND CONDITIONS FOR USE OF THE DIGITAL Collingwood, VIC 3066 ®  MATERIAL SCHEDULE rawing No. evision
INFORMATION PROVIDED. REFER TO DIGITAL TRANSFER DISCLAIMER. Australia ABN 83 006 814 268 ©2022 Wardle

EXTERNAL MATERIAL PALETTE

TP 1300

61




62

4 4 4 4 4 4 4 4 S
o
— | O \_“10 0o e di= ™o N (O — | O — | O
2 olwn Yo} oln oW ol o ol oW <
@[ Z|o 3= Sl i) 3 3|3 ol
o i 33 o oS g o3 o8 ] o
© Y o~ S|< S| S| S| < S|< W< ~—
ol = ol wl - = il Wl wl - ol = Lo
oo mR o — o o — o - oo
7 2l 7 7 | | | |
ol w
& = | o S
i @
—— == K o | x5 14
7] A 8|6
~ o S
w o = o
Z N | o Z
-l
o
S NS = (Al
|~ — T
o o
o w|l ol O-
n S n [
= = =
<C — W
T [ 5]
s |2/£/O
<] T | =
f o ol al|
AdVYANNOE F1LIL
“““““““““““““““““ HHHHERRERRAREAEEHEE AR HY HRERRERAREARAERARRAT
“““““ N P E b HHHHHHHHEEEHH A AW H L H FH A A A A 3
\\\\\\\\ N L HHHH HHHHHHHHHHIHHHHHHHHHEHHEHHHHH -— .
““““ i a | 2
\\\\\\\\\\\\\\\\ i [HHHHH] LR HHHHHHHEH] | o (=)
“““““ N HHHHHH L H TR HHHHHHHHH < £
““““““““ 0 5 = |3
o — —
\\\\\\\\ o [9p) arrnn ~ i i ~ O arrmnn [m) [m)
““““ = 2] it S LI S Mpipipipipiadyinl
\\\\\\\\\\\\\\\ T HS|HH T HOHHHHHEY
wwwwwwwwwwwwwwww [92] [l ST w LU
\\\\\\\\\\\\\\\ L LS L L LU UL
L L ST T T T T o o e et | L fuoety o WEH R
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ T
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ oorZ U HHE HE HEHEHEHHH Y Y HHHHH o022 HHHHE R L TR L To0 e H- S HEEHE EEE

H O

[ it o

(=S o o o o o o m o mp ppBp

SRRk R R R R R R R Rk RERERERERERER TR i TR

2 [HHHHAAAMHAAAAAHHHHHHHHHHAHH A A A A A A A A A A A A HHHEHHHHHARARRARRARRAAAR HEHHHHHHHRHHHAAHHEHHH

- i St San Aty iy Sn iy Al Snni by nfudhaSnt by n Sk Snt ik An Sy Spi il Milyiaiptpia i ipinipiatpininipiniplnl

of  |HHHHHHHHHHHHAHHHAHHHHHAHAHAHHAHAHAHEHHAHHAHAHAHAHAEHEHAHHHHHHHHHAH A A A A A

MB \\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ A0 R nintntntntntntnintntinintntntntnl
“““““““““““““““““““““““““““““““““““““““““““““““““““ .

=52  HHHHHHHHIEHHHEEHHHHEHHHHEHHHEHEHEEHEHEEHHE HEHHE HEHHE HHEHHEHEHHAR EHHH A EHRA AR AR A HR R R c

== [ Andndn i ndntnndntuludntnintatyintntndntututninintnduintntntntulytntninintytintntntuttntntndntulutnintututtntntndntululsintnintndntntntntatutntntntptntnintptntutndnty [h)

S 1 g g gy Sy S iy B A Byt & (p]
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ o =
| A A R AR e e e PP P o (@)
““““““““““““““““““““““““““““““““““““““““““““““““““““ re) g
““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““ Xl bl el b sl s b s sl > = =
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ S LU L RO PR R R R L P D 5 <C

\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ o HHHHHHHHHHHHIH HHHHHHHHHHRHHHHERHERE o5 = 0
““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““ Co g g M il — m w =
““““““““““““““““““““““““““““““““““““““““““““““““““ \ © - — S
““““““““““““““““““““““““““““““““““““““““““““““ : o T
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ \ - 9 [
Il sttt it dntdndndndndntntatntntntntntntntntntntntntululutututulutulutulutututndndndnndntntttud 0l s Cntntnintntnntatntnantntntntntntntntnty . @ (7] o <
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ 5o (72} m.w o =
“““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““ 2\ > €= =

@ © <t
wwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwww HHHHHHHHHHH Aln_nm/ b Om |
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ Kistsnnindainintatatul == e O = uw
““““““““““““““““““““““““““““““““““““““““““““““ =& = E
R § o 5 S 2
N I O U O A A 6 B B S e N S B S R RN E AR SN AR SRS E RS RN AR N NS R R ) G = =
““““““““““““““““““““““““““““““““““““““““““““““““““ WW &) o =
““““““““““““““““““““““““““““““““““““““““““““““““““““““““ =
el hhaiGhhhiihhiiigniiiihhhigihhhhhhhaiiihhhhhhhan Ghihhhhhnhhhhihhahh Bu
“““““““““““““““““““““““““““““““““““““““ Apipint iy tpt g tnnial inini iyl <
L L L L L L L L L L ERL T Irlyinipipt gty inip it i a
A il i ) o
S e e e e e e bbbl B
i U HHHHEEEEEEE A L R HUHBEHYHHHHHH ©
A A A A =
~ L HHHHHHHHAHAREHHAHAHAREHHAH AR HH A FA A A A A E A A A o~
LU HHHHHHHHHHHHHEHE HHHHHHHHHHHHEHE S HEEEEE A N
LU R PP L R P S
LU L R B e I3y
Sl L LU L L TR ERE HHHHHHHHHHH ©
Ty VBRI
=1 Sl it ttad
@ LU HHHEHHHHH oo
o) =00 %
,,,,, g =
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ < o
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ So 2
“““““““““““““““““““““““““ I S8 S
HHHHHHHAHAHAHAHHAHAH A HHHHHHEHEHHHH A A 82 oS
“““““““““““ SIHHHHHHHHAHHHH R HE R H R 82 o
\\\\\\\\\\\\\\\\\\\\ P HHHH A HEH HE A R S 0
wwwwwwwwwwwwwwwwwwwww o |HHHHHHHHHHHHHEHEHA H ™5
“““““““““““ ety by by by s A Ay R °B =z
B R R B RE RHRHE 28 2
<O |=1ifnnnnnnnnnnnonnnnrnnmn ﬁ \\\\\\\
ex [——HHHHHHHHHHHHHHHHHHHHEHEHEHEHHHAHAHHH A EEHEH
e =——44y4H4HHHHHHHHHHHHHHHHHHHHHHHHHYHHHHSHHEH S E A
o |—UUHUUHEEHEHEHHH LGS R B B P S
SN == hiipiihip)-dalallatsllalalsladal alallaladebatalelutalatatsla taat |l iy idalatiiyl r
Z . [ =gHHHHHHHHHHHHHEHHHHHHHHoows LA LALL AL HHHHHHHHH ©
28 =HlllirF-———--zpmmm————————— L] ©
_MR \\\\\\\\\\\\\\\\\ > ™
2o = 1dannnt 00090092 .. R B0
= =HHHHHHHHA = = 2 s 4 |HHHHAHAAA uew
““““““““““““““““““ 38=
““““““““““““““““ 528
\\\\\\\\\\\\\\\\ 50 =S
wwwwwwwwwwwwwwww nbnnvgm
““““““““ SxEgH
wwwwwwwwwwwwwwwww [o 31
““““““““““““““““ =80 <=
aaanon THAH e [
“““““““ AR AR =
““““ HHHHHHHHHHHH ] =
““““““““ It e B
I mttelil ________________________ L PR ity <42 a4
..-F-——————— T HEHHE | N NN O ®
..-——— O L A ] AN N N NN N
=[] I B o O O O O
= O P PR NN NN A
(LR A D ~— AN M ©
L 1 TP P Lo = - a0
L TR P AP e T o» 0 AN N~ O
\\\\\\\\\\\\\\\\\ ON+«~ O «~ N
L]
i [ | ] =
- e e e e e cEE CEE, CE—, S G, CE—, e G I CEEED CEEE G e S e e— — = m
| AdVANNOg F1LIL | | =
= A
02 =
=5 w5
G = Lm
ks
o ~
o
a ¥ = N| o
gs | @ <3
T x |
EZx <C
<z E
EEY = 0 5
P ONONONONO]
N Bzzzzz
006€ 008¢ 008¢ 008¢€ 008¢ 008¢ 006€ S35
32X Z
O 3 33 3 3
00892 co oo oo
gzzz=zz
p 4 p 4 p 4 p 4 ¢5555%
S8 E3 8|3 3|3 3|3 8|3 02 58 S8 e e
| Z|o == = =0 =~ £5 A< o2
=3 53 oo e g o3 o= o8 o & g
=13 i =3 =3 =3 =S 53 =5 = g
[T ©o = w W' [T w' Ox W4 F_L_ -
o £S | k 2 N® <0
S T = > | 4
w L2k
| u==
=< ,
| | | \4 0862
o
=
«©
-
5 L4
AdYANNOgE F1LIL 3 &

« L | o R = Dhgpee———_——m 0 | Bl

ANn \\\\\\\\

= I e WA A WHEHHHE  F WHHHHEHE 1Al BHeFRARHE 8 kBRAHEH 0 (SIl HHHHEHA

1%:) —OUU | {HHHHHHHHHHHEHFE & BHHHHHE 8 BHHHHHE (2210 MHAHAAY V0 MHeEAAAEE |l BAHHEHHAH

i \lem. IHE e e gy e HEHdHE @ WHuegeHry &Y BHEHHEAES 0l BEHEHHEHE S |98 BHEHHHEHH

m — MU L HEH B AT HEH AL =1 wuudouw o fouuduw o HHEEHEH 1 VHHHUUFTEEEEEEET R R L L L m_

eI bl ikl 2| il | Emd | WEW | [ S 2

»%  FHHHEHHAHHAHHAHHHHAEHHAERHA m \\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ L

W o \\\% \\\\\\\\\\\\\\\ H \\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ N UL

- S it I N 11 N I S — | [ Sliihhhhl

zo  nnnnnnnnantnananinannnnd t Wndn = | IHHHHHHHHHH S (HHHHHM HEH B Sl Hinnndnnnmnn bRk hE

2 [IHHHHHHHHRRRRA R | BHHHHH S FHHHHHHH & [T HHR A & TR A HHHHH AR .

So (U LT e ———— ol W rydntintadnty pinapipl=d vyl B aipiyipininipindpinintnindyippininiptydninipil a

O \\Jﬁ \\\\\\\ oo L U T O O O O O O T ) M L1 1 ipipiyiplyl Se—— S Dty 5]

\\\\\\\\\\\ L A S Huauy HHHHHHHHHHHHEHEHHHHHHHHHH HHEHHHH o
\\\\\\\\\\ o | HHHHHHHHHHHHHHEHHHHHHHHHHHHHHHHHEHHHHEHEHEHHH HHHH HHHHHAHHHHHHARH A HHHHHA R HH HHHHH AR M
AR Gt ELREERRRECREERTRERRRDRRTREERTREERTRERTROCETR I W g 10 T 1 g
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ [= 7]
““““ +‘ L L L L e UHHHH UHUHHHH x 2

T T T T T T [T}
“““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““ MR
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ — L RO
““““““““““““ 2| [ = [ & 2
“““““““““““““ pys
“““““““““““““““““““““““““ (s (rig a
nonnnnmmrmmrrr———— 3909092 teenndd v bnnnndd U Wt W 0 Moo — i
“““ THHARHHHH ihlikkh SE =
wwwww Usinlulutntntulnl AAnnA ninlalnl daiptainl Inigtatntntpugupnpugngupupnpngupugugngdnininininipl @ o L M
““““““““““““““““ ML HHHH = L P L L 1721 <9
“““ Il lalaiatlily = sl HHAR AR IRERERRERE s Inlstyixiinintatyiyinirhnintatalalabyininaatalel x 0 a3 w
““““““““““““““ 0 W ] = | Al TR =5 @ o =
“““ flll\ W HHHHH (=] HEHHHHHHHHH HHHHHAAHHHH L HHHHHHHAHHAAAHHHHAAA A HHHHH [ w i R =2
“““““““““““““““ | pHHH 30 I G BRERGHBY L Y Co z
\\\\\\ ity MR HHHHHHAHAR alaisix sttt s dndndntsd sl e dndndndndnt sl a dndndntn s s e n At s e n A Aty = i ¢ =

HHHHHHWHHHHHHHH Hodye 1 HHHHHHUUHHHHHHHHH S S HHHHHHHHHHHHH H A HHHHHHHHEH S o oaa o D

==  |HHRHHHHHHHKAHHHEHRAHHRHAHAAHARHHAAHARA AR A A A b M HHEHHHRHAHHH AR R AR H A H A H A A H A A A A A H A E A w =Z = -

= HHHARHHHAEAAHAAAAHAAHAAHERHAAHAHHAAHAAHAHA A H S H A A H A A H HH H A A A R e e L e I Swiw.op <

o  HHHHHHHHHHHHEHHEHHHEHHHHHHH HHHHHHHHHHHHH e H HHH EH EH EH H H H R R A A A A AR AR R H A H A HH A HE ol O a9 [

5 785825 &£

og

w — — — — — —_——— e —— —— e —— — — —— . — — —— — e —— e [ — e — — —— e ——— O | I ol <

= A3 o xxx<o g

[ AdYANNOgE F1LIL - ul S o038

3 7 7 |2 H===s9220

. S xxx=z235350

o @ O eermu=

X oo X oo

= ] g FEE=EEQ
O = ol [ T T R T
= = AN T = N —
= S Heeeeses
< 2 HEgEsgdd
= [O)
(W]

— o
wig o w2
= [=}

T |~ w L = V.&m
-
= S|a2 22 x50
Re o MN oo dao
2 o I - << Solmy
Ols w| 52wl g Cruw
=25 T | dIEFELZ- Bowi
— F&zl T O O < T w
o) "wpFEW TOFS
e ® s <E o~
Ol WSS ZeEFY
L ~ w QRS =zIas
L §2639% S@rcwx
= | Suvsponry EZESO
< | =ZE2pprns =S
= | QZ8w, -2 =Y Fund
w | O0ZZz>xH% WDOW_._M._
w| @S xs Ere=
oc22=we ZSEE<
PRI 2228E=z £=2=z53
wi S<ez5F L4220
2| z£20L80 of=562
IZaao > S52300
2l wgi¥eEzZz ©58anx
> E=zpvwZa Fsazl
S pEoe3@ SEuzs
o [T TR _IAH_SN
O | DF9Ugu 4a2FR
O 2uu=ser Sobuwe
| 8%2F 42 g28L 9
Jlgnsaxe ELa¥E
ZwSIcZ ITwuwzFo
OQlLUTIEE os5z,8
= oo [} x <wF®o
= BTWWND ED{n\RDT
Ol 0582w gop¥ugm
O | 2HFE2ET efsi
Z | ZE¥Gz- ZQodu
S|l z=u,=35% WU.MNR
= WWHDNT WmMWD.
< Z2»529x ocex<<dW
w| 2wuPlPE28 Ss>90a02
G| EBL2Z¢ sEZZ3
Ql »nd452c0z Fsoc
= SuAnan.MO nvaPNBP
ﬁ ﬁ ﬁ ) ) ) ) | = giiit SiERc
= wn <C (92} - = =
i 006€ A 008e A 008€ A 008e A 008€ A 008e A 006€ i m QC2ER2C Lo=8%
= = I
wn| EEs235 FiIzxx
T 83232 «oxPc?
Sxo0Ix ~oL<=zig
00892 | Oo0O0wao EXZaZ

(Q3LVIIANI SY 3Tv0OS OL A3LNIYd SI LIFHS NFHM wwigol SY A W02°S)23}IYIES|pIEMUYOlD)WEYUSQ WO “Zy IS eSNeIy ~20ZZ\LIATNIEI0\:D T4
FHNSYIN ATNOHS SHAIVIN ISIHL NIIMLIF FONVLSIA IHL INd 90:85°Z £202/90/02  :QILNIYd

-

8 November 2023 Planning Delegated Committee Meeting



6.2.2

8 November 2023 Planning Delegated Committee Meeting

> > > > > > . b > S
—|o —ig wlo <o »mlo SN IE=) O = = ~|o
ol [Ye) own o0 ol o0 =Z = oW oW <
&|R Z|3 32 Sl 39 s Ea 33 32
o8 33 s oS o g o3 25 o8 o & o
U< o'y S'< Sis > > 23 o ) Lo
- — w1 - w1 [N w = —
Wz gz il il Sz a|x ex dlx b Uz
a > x
o x O = - ey s
w o, £ z g
- = ® g 3
wskE @ S| = @
== 3 © T &)
. =< & 315
3) | | l —
o o
& 8 (-
I i S |y Wi wpmmpy ~ Q o
AYYONNOS F1LIL T HRAARRAARRAAH T I~ = 9P
SURRY Intadatacantalabam bty dptatlabatatyd = NEEY W
- inlin| IR RERENEERAI L REER| o
| . I ey b i B ~ g8 2 o
o e U HEY HHHH b met e e e islslsl = |
L LT LT P PP PR L o T
< i iy i LT H FEH HTHHHHHHHRHH HHHH w| ol O
° et TN LT LR L L R T R S n | F
/| .o« (T e ey by g Ay s = g B s s s b = =
2 | e R L = .. 2
i e 1111 L 1 & /g £0
wwwwwwwwwww pinllghy Il o [m)] o —
HEHHHHHE 1| [HHHHH] 3 | K Haptise] R N ol brlialy "
AipSyiyiriuly R N (Gl ol | el 1 RiERER 2
““““““ s HHHHH = 8 | o
T =1 Wi — 1 HhHHHH > oy ] [ | » | =
\\\\\\\\\\\\\ S LT St 1 1 11111 [75) RSN H o [=))
= 4 hphahhgnnnianhnnnn e\ L w/{+ brHl/HHHHAHHERHAHHARH HHAH £ £
w el 21 [HHHHHHHHEHHHHHEHHEH el AR AR AR AR A z |2
LI L — § U UEHE YUYy HeylHl OO e e e R rS=euiininininininininintnintintntntsl annn
g I 3y el N L i 55
1) NihphnhannnhnnnnEnnhRnnunhnnpgnnanhn LnhnnnpnnnRnhann D.n\\\\\ \\\\\\\\\\\\\\\\
2w R R R R SRR R bl
2 < (I HHHHEEEEH L LU L T L i Syl
28 Ll EEEEE SRR 1 R L T il =4
28 Sl T Ty T [ [G]]
2o =N | WHHHRR ] JHHR T .
““““ = HHHHH = HHHHH S =
\\\\\\ o LU HHW EEpERERARE T =
phiih 2l [ 2| [ A [l (5| [
““““““ (e aislslall e HAHRN Iyt e T
R e e e R e A e e e R e R A R AR et i hiihhlch s
%
L
T e e e e e R e OO f
S R spupuysguququgagequguyaypEpdatpdyydtptpd kgt ptpd atp iyt nlinipl
b T H AR e R R L THHHH
= gl il GGG il ialyly b=
mililihl Wi = bbbk bbbkl S 5
“““ o =
“““““““““““““““““ L o
i L — o2 S
= R R R R ] e T e e e 25 o
STTinnnnnnnnnnrnnnnnnnnnnnnnnnnre 00 000000 HEAN A eee—————eemm g e e S 2 S S S S S S A A annn o= “a
\\\\\\\\\\\\\\\ H HHHHH U0 HH HHHHHHHHHHHHHHHHHHHHHHH =] (<5
MR HHEEHHE R HHHRHHE R R BEEHER 1 B WL = @ S =
e il tattatrlatyateb At atelatchat ol ladchedcivlriylaty (aichodcied NN | 'o 5151 NN N |1 oy o St L Ry el e 2E o g
e qaiiian i i S Sy SapSpydpSph axriniiy! I ouuduiy iy SR N gy i il ML =3 o< (7p]
e L L L L LS L S (L AL L A PR e il 1 W e e e P 0¢6 Yo . w™ 2 =
TR e IR R ] JER E2% 8 o)
A UHHHHHHHHHH U HHHHHHHHH HHEHEHHHH wHHHHEE  WHHHHHHHHHHHHHHAEHATHEEEEE | THHHHH < Z E [SI =
| e Y Y Y e e e MHEHEHEHHBEHEHHEHHE U 8 PRt == — 9 L —
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ =< D H a
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ [h} e = <C
LU AR A A B0 g A AR gyl WUUHUUUHNELU LU 1 Wi n = << >
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ S
“““““““““““““““““““““““““““““““““““““““““““““““ = €= O
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ o OMN.. <
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ | A O L
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ . o
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ FH\H\H\N HHH\\H\\\\\\\\\\\\\\\HHHHHH%HHHHH ittt tatatnintatatatataly e { m nOl.v. 2
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ o o O =
“““““““““““““““““““““““““““““““““““““““ 7S
““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““ 4
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ H\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ .
Gl h i EAAT I N L : 2
wwwwwwwwwwwwwwwwwwwwwwwwww ~ LU HHHH L [75) UL nGnphnannnnpiipin et =
\\\\\\\\\\\\\\\\\\\\\\\\\ o L LML o il iiilaiiialatsislataiaalatnialatnintatnintaty a2 g
““““““““““““““ prs dihid dipliigd =
L A A LA L LA LA P LA L o) | UHHHE 1 WU Sl 1 B e e e e PP e N
I AT Spirint A I (TUTATANUrA N I [N A AR RSy iy I N oy g g o
“““““““““““““““““““““““““““““““““““““““““““ IS
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ [ EpapEpE iR pinp gt pupaninnppinunt inininntnl hnnninnninnnnphhnnphnhan ©
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ 0. HUHHHHHHHHHE HHHHHIHHEHHU e Y
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ DNHHHHAHALH HHH H HHHHHHHHHHHHHHHHHHHHHHHHHEH
““““““““““ HHHHHHHHHEHEEHEHHEWHEHHH 2 T < LT =
o IRARRARAARARAARAA AR AR AR AR AR A AR AR AR EAARd — 1 HhrdnndnAdRAH | AHAAHHEHHHH oI WHHHRHY 1  HHAHHHH
H wwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwwww OARAAAAIHHHHH Q_u wwwwwwwwwww
EM \\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ LT TR wi t riuuuey U YU
e (Nannnnn R hhEhhinhihi e e ihnanahihhahnhhhhahhahah T i ihbinnnnnnnnnnnnitiiiih T il S 3
><<  HHAAAAAHA onnrdnanafndnrnndind v ¥Wooonononnonodnodadaddadaord 00 0 01 VHHRHHHHAHHHAEHHAEHHAREAAEE 0202020 | BHHHEEH Q N
xao |- HEHAEEH -4 HHHHHHHAHAHHAHAARHAHHE  }  BHHHHAHHHHHHHHHHHHHHHWHAAHEEE 08 HUHHEHHHHHHHHHHHHHHHEHHHHE 2 HHUHHHHHHY o o
w e~ HHHHEL ooty e v WHHHEHHHEHHEHEHEEHHEHHHE Y 1 TUUH U UL FL PP PP ey 00 | fibdud O o s
= [UHUHHE o HHHHHHHEH S BHHHHHHHHEHHHHHHHHHHHEEEEEEE 1 UUHUUUHE P P e P e P ey 1 HUUEE = o
W T  HHHHHHH =t HEe - EHHEHHEY 8 BHHEHHHHHEHHHHHHHHHHHHHHEHHHAE 8 THHHUEWHEESHEEE NSy 0 | FEHHHEH N ©
S5 [ it e Wnenaanedeanat 1 Hi Ty | R — 35 8
Zo (UUUUUOROOOOTILEI I | N | B ity biiiriptaa iy it = I 82 o
= HHHHHHH ,y \\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ il IHHHHHH w2 ©
e R R R R Rl ] T L e T (a1 hl | O N LI I e e s @1 HHHHHHH T =
= HUHHHHHHHHHHUHHHHHHE A WHHHEEEE t WHHHHHE 1 THUUUUEE S e P ey W) FUHEw o ® o
\\\\\\\\\\\\\\ ﬁ\MHHMHHHHHHHMHHHHH‘ HHHHHH THHHHH UL L HHHHHH + 32 <
““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““ ©
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ %
““““ #111111111111 HHHHHH W HHKHH HHHHHHRHHRRHHHEHHHRH T [ L L 2.0
B L d L e e e g e e BHHHHHHHEEEHHHHEE HH HHU Y oy 1 HUHHHHHHHHHHUHEHHHUHHEHHHEY S QO
“““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““ 28>
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ . On s
wwwwwwwwwwwwwwwwwww +wwwww i | [ M N HHHAHAHAAAAARARA A A RE AT A A AR AR rPHE HEHE HHHHHH FHHHHHH = >0
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ = BS99 o
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ 0_ lm-mwn
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ %) monm
“““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““ w 5xr=3
“““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““““ =80z
“““““““““““““““““““““ HHHHHY e U HHHHHHHHHEHHHHHHHHHHHH] [LHHHHH] w
>
AdYANNO4g F1LIL s — 2
w Y <C a
2 & = 2323233
o w L
2 2 e Y LEE
= 5 7 L= SS8K8S8S
() s D ~— AN M ©
x =< [} ~— -~
3 S N, RN~
m | ON <~ o «~ N
j&7
19}
2 =3
=
T
@
006€ 008¢ 008¢ 008¢ 008¢ 008¢ 006€
7 00892 7 _
4 4 4 4 4 > 4 > 5
SOOVOOO
S|3 E18 8|3 33 3|3 33 S8 S8 szzzzzZz
[adl:e] Z| o |~ ™ |0 —|~= |3 [OX=}] cZ2Z2ZZ=Z2Z
22 23 e e 03 s 3 oS EEEEE
o< < SIS SIS 53 =< =< wis Sdadzaa
o= o = w [T [ = [T [ w - o= s
o, S X - — oz - — oz — o, 5 Z2Z2Z2Z2Z2
f = f f f f f f 2=====
] 300000
w Cr-FFFF
u ®
| L I 2
K]
i f i nW.1.2345
( | -
I
\\\
f , i
f
L
o |
<g
[
T
B w 7
el
23 |
W
f 55 g
=+ 5
AdYANNOg F1LIL Q
. . e o e . e . ek e e . — —— — e — —— — — —— | — . _._MLy
T T TTTTT T T T T T T T T TTTTT TTTTT T T T T T ~— K
e T L T Y P x5
lilislhh L L LR L IJ‘ S —— U s L o =
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ i oo (S} w
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ H HHHHHHH M
“““““““““““““““““““““““““““““““““““““““““““““““““““““““ il QA =)
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ | Ligiaatgiaiat w w =
\\\\\\\\\\\\ L LUy = > > =
\\\\\\\\\\\\ et ; 2 ww %) =
\\\\\\\\ T [=n] [ e | a -]
wwwwwwwwwwwwwwww M ArArnnn o w =Z = —
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ i bbbkl L I S W = <
nhnn | bood 1 ol = B | o Ol 0aan®? o
\\\\\\\\\\\\\\\ U S ilallilaigly = W xaoo =X W
“““““““““ 2 z 2 85588 &
“““““““““ o HUHHHHH L x x x
=it | WHHEY M = B HHHHHHH = Kl xrp<o §
““““““““““““ HWoooohha
“““““““““““““ WHHYHETHE 11111Hﬁu THHHHH MHHHHHHHHHHHHHEHE HHHHHHHHEEH od === 2%uw
““““““““““““““““““““““““ iaisdsistslhstadadntndndatsdndndndndntutdulatadnintnl v =)
S SooESLS
“““““““““““““““““““““ IR W H @ g eee-mm=
WL et WU H L HHHH L HEHHH L A ARkl sty i Myl Saiair ety iniy a g Ly Snd il f @ D xxxxlUxraed
\\\\\\\\\\\\\\ SIHEHHHHHEHEHEHEHEHEHEHEHEHEHEHE HH B R EMHHHHEEHHHHE HHE H sl HHH HHE HH o <} S| oo =aaag
\\\\\\\\\\\\\ o HHHHHHHHHHHHAH \\\\\\\\\\w\w\ﬁ\w\w HFHHHHAAHHAHAAHHAH ST HHH A HHHEHH e = s T
\\\\\\\\\\\\\\ oa)HAHAAAARAARAAHAAHHARHAHEH A HAHHAY HHE A MHITHHHHHHAAHHAAHAAlee HHAHHHH A H N = = AN T — AN —
“““““““““““““““““““““““““ HHHHEHHHHHHEHHHRSSIHHHEHHHAH o S| Blsecsees
“““““““““““““““““““““““ ittt et tadhal kst st atamaniataditgl ity ) 2| M xoocarowded
“““““““““““““““““““““““““““““““““““““““““““““““““ = 5] Wb oo a
g =EEEY T W 1 WHHHER piipty A B il x o
o JIRIRISSIa I NN 1313131315 S W (13111311 IO N | il | THHHHA f
=) aiskalnintaintnintninintntntntilcannnnnnnnnnannn mannnnns LA NRNRNRRERE Em
\\\\\\\ oy [0} DIL
““““ 3 Bl = Z SoE
\\\\\\\\\\\\\\ i =| a2 =o >84805
— = | 32 = ax=2=
\\\\\\\ < |23 =22 garge
\\\\\\\ P w| ®»2wbg,; 0w
ju
\\\\\\ (e T | 2TELZE 2, wiE
\\\\\\\ | Zsns-T00 L x
TR | O| seEfEl IRTO
““““ D 8R88235 2558
LT a| Z0Z3I5¢x WCm.\U
] = WMBCEA 2 e x
= 500w I
= 3285%8 S4WEgo
®| 0IZ2E5E Zoozu
P4 o
= P 82Zng= Iz
S w| %222z S5&cog
f = o f = S z55zz5 4zLi23
o o Z| 2524889 21533
: o < [~ N &) S0_200
e e e e — e — —— — — —] —— — — () [o— | e — =~ SDlwiQuW sz ©583«x
o = >~ | 5253832z, £s32W
AYVANNOS F1LIL - - D=y < & PEgEsSE YEux5
= Ul 5 > S| #z8,4s Fzagz
S w A = w o eligseE> BoSEE
% 2 o @ 1 |~ - B 682532 p2EE
f f S) f 2= ! f wis J| 222329 .ullu_eluP%m
= 2 w =z
w = L | LT QIUEPTESE $oEn2
=z @5 # = E|5c0%93% <TF4o
= Ha 0€6C — D = FZZZ0 wEoeak
a o [7p) 2 0| 8,008, 2-wido
a % Olg Q| cWpP2EE BREfSH
i =3 © el S| Et@gzl Sgpow
x=w=385 -
i wo . i ®) i z | WBzoZ22 ZBI8g5
EZ% & = o| 320835 9£E3S
= =] =]
SEE = 21282828 ££223
== [7p) Q| 546807 EISE
==y Z| 92zt 56 HaZPa
= S| xZaed S<zaz
I cwn X" sSL5Ws
M 580IdY a=E8F
< G| 228502 wgI<<
| =z =z
] 006€ 00se 008¢ 00se 008¢ 00se 006€ j w| ES223% LZXEX
-_ [T [T
p . = | 853355 =22&%
00892
A3.1VOIANI SY 31vOS OL Q3LNIYd SI LIFHS NIHM wwgl SY I WO09'S)03}IY2.B3|pEMULOIDWEYUSQ WO ~EZY TISIBIN aSNelY 2 0ZZ\LIATHIBO0 D 374
JANSYIN ATNOHS SHYVIN ISIHL NIIMLIE FONVLSIA FHL INd £0:89:Z €202/90/0Z  ‘Q3LNIMd

63



8 November 2023 Planning Delegated Committee Meeting

o

|

THE DISTANCE BETWEEN THESE MARKS SHOULD MEASURE
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