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Agenda

Chair Councillor Peter Davis

Councillors Councillor Bernie Hearn (Mayor)
Councillor Justin King (Deputy Mayor)
Councillor David Blore
Councillor Puna Hewa Gunaratne
Councillor Jillian Merkel
Councillor Nathan Tolliday

In attendance Peter Keane Chief Executive Officer
Robert Barber General Manager Corporate
Jane Archbold Manager Community
Janine McMaster Manager People and Performance
Greg Robertson Manager Facilities and Information Technology
Nilesh Singh Manager Development
Joel Ingham Planning Coordinator
Jess Pendergast Governance Coordinator

Opening and Acknowledgement of Country

The Chair will open the meeting and recite the following Acknowledgement of Country.

We, the Benalla Rural City Council, acknowledge the traditional custodians of the land on
which we are meeting. We pay our respects to their Elders past and present and to Elders
from other communities who may be here today.

Apologies

Recommendation:
That apologyl/ies be accepted.

Governance Matters

This Committee Meeting is conducted in accordance with the Local Government Act 2020 and
the Benalla Rural City Council Governance Rules 2020.
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Public Submissions

Any person wishing to participate in Public Submissions in accordance with 7.3 of the
Governance Rules 2020 should contact the Council by emailing council@benalla.vic.gov.au or
telephoning the Governance Coordinator Jess Pendergast on (03) 5760 2600.

Recording of Council Meetings

In accordance with Rule 6.4 of the Governance Rules 2020 the Committee Meeting will be
livestreamed via the Council’'s website. An audio recording will be made of the proceedings
and made available for public access, with the exception of matters identified as confidential
items in the agenda.

Members of the public can watch the live broadcast of the meeting at www.benalla.vic.gov.au

Behaviour at Meetings
Members of the public present at a meeting must remain silent during the proceedings other
than when specifically invited to address the Committee.

The Chair may remove a person from a meeting for interjecting or gesticulating offensively
after being asked to desist, and the chair may cause the removal of any object or material that
is deemed by the Chair to be objectionable or disrespectful.

The Chair may call a break in a meeting for either a short time, or to resume another day if the
behaviour at the Council table or in the gallery is significantly disrupting the Meeting.

Disclosures of Conflict of Interest

In accordance with the Local Government Act 2020, a Councillor must declare any Conflict of
Interest pursuant to Section 130 of the Act in any items on this Agenda.

At the time indicated in the agenda, a Councillor with a conflict of interest in an item on that
agenda must indicate they have a conflict of interest by clearly stating:

= the item for which they have a conflict of interest;
= whether their conflict of interest is general or material; and
= the circumstances that give rise to the conflict of interest.

Immediately prior to the consideration of the item in which they have a conflict of interest, a
Councillor must indicate to the Meeting the existence of the conflict of interest and leave the
Meeting.

Confirmation of the Minutes of the Previous Meeting

The minutes have been circulated to Councillors and posted on the Council website
www.benalla.vic.gov.au pending confirmation at this meeting.

Recommendation:

That the Minutes of the Finance and Planning Committee meeting held on 11 June
2025 and 18 June 2025 be confirmed as a true and accurate records of the meetings.
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Business

1. Petition: Request for Council to establish an LGBTIQA+ Subcommittee of the
Social Inclusion Action Group

Ref: 789068928-3809
Jane Archbold — Manager Community

PURPOSE OF REPORT

The report discusses a petition requesting the Council establish a LGBTIQA+ subcommittee of
the Social Inclusion Action Group.

BACKGROUND

A petition containing 12 signatories (refer Appendix 1) has been received requesting the
Council establish a LGBTIQA+ Subcommittee of the Social Inclusion Action Group.

The petition was presented to the Council at its meeting on 25 June 2025, where it resolved:
1. That the petition be received.
2. That a report be presented to the Finance and Planning Committee on 23 July 2025.

The full petition has been provided to councillors under separate cover in the MS Team Group.

Benalla Rural City was one of five local government areas to receive state government funding
to establish a Social Inclusion Action Group (SIAG) in late 2022. This was based on
recommendations from the Royal Commission into Victoria’s Mental Health System. The
purpose of the initiative was to promote community connection and support mental health and
wellbeing.

SIAGs are community-led and owned groups that make decisions and develop solutions at a
local level to support social connection and inclusion. Each SIAG is supported by a funded
Coordinator. The Benalla SIAG Coordinator was appointed in May 2023.

DiISCUSSION

The petition presented to the Council calls for the establishment of an LGBTIQA+
subcommittee of the Social Inclusion Action Group.

Broadly the aims of the Social Inclusion Action Group are to:

» identify local needs, existing initiatives and gaps related to social connection and social
inclusion

= test, develop and support a range of funded initiatives that prevent social exclusion and
support community participation, inclusion and connection

= promote mental health and wellbeing through place-based coordination and
activities/initiatives addressing social inclusion and connection.

Membership of SIAGs aims to reflect the demographics of the local community, which includes
a variety of lived and living experiences including members with experience of mental illness,
psychological distress, addiction and/or social exclusion, isolation and discrimination.
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SIAG membership also aims to reflect diverse communities (defined as people with a
disability, LGBTIQA+ people and people from culturally and linguistically diverse background),
as well as Aboriginal and Torres Strait Islander people, young people and older adults.

If the Council choose to establish a subcommittee it would fundamentally go against the intent,
goals, and guidelines of the SIAG.

Creating a separate group risks promoting exclusivity, which undermines the overarching
goals of promoting inclusivity, building connections, and reducing isolation and exclusion.

SIAG Committee

The petition was presented to the SIAG Committee. Following discussions, the SIAG
committee did not support the proposal to introduce an LGBTQIA+ subcommittee.

The committee expressed concern that a subcommittee would go against the inclusive
structure and intent of SIAG and may also lead to further requests for separate subcommittees
from other marginalised communities. This could unintentionally result in perceptions of
inequality, which would counteract SIAG’s inclusive and unifying approach.

A subcommittee would also require ongoing coordination, significant administrative oversight,
dedicated staff, and logistical support.

SIAG staff currently do not have capacity to expand the committee structure without
compromising the integrity, reach and efficiency of the broader program.

It is vital that the available resources remain focused on inclusion and connection across the
entire community, rather than being diverted to smaller groups.

Introducing a separate subcommittee could lead to an unsustainable model where other
marginalised groups seek a separate platform, increasing demand on staffing, governance,
and funding.

Expressions of Interest for SIAG Committee Members
Expressions of Interest are currently open for new members on the SIAG committee.

LGBTQIA+ community members are encouraged to submit an expression of interest.

SIAG welcomes broad representation and remains committed to providing an inclusive, safe,
and supportive environment for all members of the community.

Expressions of interest forms can be found on the Council’s website.

SIAG and Other Council Programs

There are a range of other ways the LGBTIQA+ community can be actively supported through
SIAG and Council, without the need for a formal subcommittee.

This includes access to funding opportunities available through the Social Connection grants
program, which can be used to deliver events, initiatives, or community-led projects that
support inclusion, connection, and wellbeing of LGBTQIA+ people.

SIAG also encourages community partnerships and collaborations, and can provide
assistance with promoting inclusive initiatives, connecting with other local organisations, and
providing a platform for community voices to be heard within a broader, collective structure.
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Benalla Rural City Council has supported the LGBTIQA+ community through the following
initiatives:

= Annual IDAHOBIT flag raising event.

= Annual ‘Wear it Purple’ Day.

= Staged two Rainbow Balls for LGBTQIA+ youth and sponsored further Rainbow Balls held
in other Council areas as part of the North East Pride Collective Network.

= Supported the Umbrella Group for LGBTQIA+ young people that ceased during COVID-19.
= Free From Violence program has an intersectional lens.

CouNciL PLAN 2021-2025 IMPLICATIONS

Community
= A healthy, safe and resilient community.
= A connected, involved and inclusive community.

COMMUNITY ENGAGEMENT

In accordance with the Council’s Community Engagement Policy, it is proposed that
community engagement be undertaken at the ‘Inform’ level under the International Association
for Public Participation’s IAP2 public participation spectrum as detailed in the table below:

Level of Public Promise to the community | Techniques to be used
Participation
Inform We will provide information = Public report presented to Council.

= Report published on Council’s website.

FINANCIAL IMPLICATIONS

There are no material financial implications with accepting the petition. Measures to address
the issues raised in the petition may have cost implications.

LEGISLATIVE AND STATUTORY IMPLICATIONS

It is considered that the report is consistent with the Charter of Human Rights and
Responsibilities Act 2006 and Gender Equality Act 2020.
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OFFICER DECLARATION OF CONFLICT OF INTEREST

No officers involved in the preparation of this report have any general or material conflicts of
interest in this matter.

CONCLUSION

The establishment of a subcommittee is not considered a viable option as it goes
fundamentally against the intent, goals, and guidelines of the SIAG.

Creating a separate group risks promoting exclusivity, which undermines the overarching
goals of promoting inclusivity, building connections, and reducing isolation and exclusion.

The guidelines of the SIAG necessitate that the program is community-led that brings all

voices together in a single and collaborative space, rather than fragmenting representation
through separate groups.

Recommendation:
That the report and petition be noted.
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2. Planning Permit Application to Construct 13 Dwellings At 68 Bridge Street,
West Benalla
Ref: 1182071383-100282
DA4439

Joel Ingham - Planning Coordinator
Nilesh Singh — Manager Development

PURPOSE OF REPORT

This report assesses a planning application received to construct 13 single-storey dwellings at
68 Bridge Street West Benalla.

BACKGROUND
Site Address 68 Bridge Street West, Benalla
Existing Use Vacant
Proposal Construction of 13 dwellings
Applicant Olympus Crest Pty Ltd
Zone General Residential Zone (GRZ1)
Permit trigger:
= Clause 32.08-7 (GRZ)
Overlays = Nil

Particular Provisions | Clause 52.06 — Car Parking
Clause 52.29 — Land Adjacent to the Principal Road Network
Permit trigger:

= Clause 52.29-2 — to create or alter access to a road in a Transport
Zone 2

= Clause 55 — Two or More Dwellings on a Lot and Residential Buildings

Referrals = Department of Transport and Planning
= Engineering
= North East Water

PROPOSAL

The applicant is seeking to construct 13 dwellings on a lot. The proposal will have the following
characteristics:

= 13 x single storey dwellings with a combination of detached and semi-detached.
= 6 x dwelling typologies.

= 9 x 1 bedroom dwellings.

= 4 x 2 bedroom dwellings.

= Each dwelling is provided with a single car carport, constructed of colourbond.

= External finishes are a combination of facebrick (gypsy rose), James Hardie linea
weatherboards (shale grey), colourbond roofing (woodland grey), aluminium windows and
sliding doors (woodland grey) and colourbond carports (Stratco outback range or similar).

= Internal fencing and gates are woodland grey.
= Total garden area = 1040 metres squared (39 per cent).
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Units One and Eight

1 Bedrooms

Building Type A

Dwelling Area = 49 sqm
Carport Area = 18 sgm
Alfresco/Patio Area = 5.0 sgm
Total Building Area =72 sqm

Units Two and Six

1 Bedrooms

Building Type B

Dwelling Area = 50.5 sqgm
Carport Area = 18 sgm
Alfresco/Patio Area = 7.0 sqm
Total Building Area =75.5 sgm

Units Three and Seven

1 Bedrooms

Building Type B

Dwelling Area = 50.5 sgm
Carport Area = 18 sgm
Alfresco/Patio Area = 7.0 sqm
Total Building Area =75.5 sgm

Unit Four 1 Bedrooms
Building Type C
Dwelling Area = 50.5 sgm
Carport Area = 18 sgm
Alfresco/Patio Area = 7.0 sgm
Total Building Area =75.5 sqm
Unit Five 1 Bedrooms
Building Type B
Dwelling Area = 50.5 sqgm
Carport Area = 18 sgm
Alfresco/Patio Area = 7.0 sgm
Total Building Area = 75.5 sqm
Unit Nine 1 Bedroom

Building Type D

Dwelling Area = 58 sqm
Carport Area = 19 sgm
Alfresco/Patio Area = 6.0 sqm
Total Building Area = 83 sqm

Units 10 to 12

2 Bedrooms

Building Type E

Dwelling Area = 68 sqm
Carport Area = 19 sgm
Alfresco/Patio Area = 8.0 sqm
Total Building Area = 95 sqm

Unit 13

Bedrooms 2

Building Type F

Dwelling Area = 71 sqm
Carport Area = 19 sgm
Alfresco/Patio Area = 8.0 sgm
Total Building Area = 98 sqm

The advertised plans (DR-1124-01 Revision B) are attached as Appendix 1.
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Site and Surrounds
An inspection of the site and the surrounding area has been undertaken.

The subject site is an irregular shaped parcel of land with an area of 2,690-meters squared,
located on the north side of Bridge Street West, to the east of Clarke Street, Benalla. It is
orientated north/south between Bridge Street West and Wedge Street, Benalla with a 20.28-
meter frontage to Bridge Street West and a 44.84-meters frontage to Wedge Street, Benalla.

Both respective frontages are currently provided with solid fencing approximately 1.8-metres
high.

There is an existing dwelling and outbuilding, with the remainder of the site relatively
unimproved.

A feature and level survey prepared by Paul Kenny Consulting was submitted with the
application and picks up levels and contours and kerb details. An east/west easement bisects
the site in approximately the mid-point.

Nearby community facilities include:

= St Joseph’s School (338-meters)

= FCJ College (591-meters)

= EdSpace (1,567-meters)

= Benalla P-12 College — Clarke Street Campus (55-meters).

Adjoining and nearby dwellings are generally older style single storey detached dwellings on a
variety of lot sizes ranging from 308-meters squared at 49 Clarke Street, Benalla to 1289-
meters squared at 64 Bridge Street West, Benalla. Lots to the north of Wedge Street, Benalla
are in the order of 650-meters squared.

Bridge Street West, Benalla has a reservation of 30-meters with a central median forward of
the subject site. A signalised intersection is located just west of the subject site at Bridge
Street West and Clarke Street, Benalla. It provides the primary vehicular access to the Benalla
Town Centre and forms part of the principal road network.

Wedge Street, Benalla also provides a reservation of approximately 30-meters and forms part
of the grid road network around Benalla and despite the 30-meters reservation, it is more
residential in nature than Bridge Street West, Benalla.

The adjoining property to east at 60 Bridge Street West, Benalla provides an approximately
1.8-meters high colourbond fence across its frontage, with semi permeable gates. The same
style fence also extends across the frontage of the subject site along Bridge Street West,
Benalla.

The adjoining property to the west at 70 Bridge Street West, Benalla is an older style timber
dwelling with a low post and rail style fence. Vehicular access to 70 Bridge Street West,
Benalla is from Clarke Street, Benalla.

The adjoining property to the west at 59 Wedge Street, Benalla is an attached dwelling with
2/59 Wedge Street, Benalla and is a single storey brick dwelling with a picket fence.

The adjoining dwelling to the east at 53 Wedge Street, Benalla is an older style single storey
dwelling with a low wire fence.
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Location

PuBLIC NOTIFICATION

Advertising
Advertising was carried out in accordance with the requirements of the Planning and
Environment Act by way of the following:

= placing a sign on the front of the site.
= sending notices to all adjoining and opposite landowners and occupiers.

Six objections have been received to the planning application to date.

PLANNING SCHEME PROVISIONS
Municipal Planning Strategy (MPS)

Clause 02.03-1 (Settlement) of the Municipal Planning Strategy relates to settlement and
recognizes Benalla as the major urban centre of the municipality, providing focus for
residential, commercial, retail and industrial development. In planning for orderly development
Council will:

» Retain and grow population by enhancing the provision of services and infrastructure.

= Direct the majority of urban growth to Benalla and encourage growth in smaller towns.
Provide serviced land to accommodate urban development.

»  Provide a diversity of housing options, including infill housing.

= Strongly discourage new housing development outside established urban areas as defined
by the settlement boundaries.
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Clause 02.03-5 of the Municipal Planning Strategy (Built environment and Heritage) is intended
to promote development that respects neighbourhood character and Council seeks to:

» Protect established neighbourhood character while providing for urban growth.

= Ensure that new development responds to the established neighbourhood character of an
area.

= Retain significant mature trees when redeveloping existing urban areas.

Clause 02.03-6 of the Municipal Planning Strategy (Housing Diversity) recognizes the ageing
population and the decreasing household size. This requires greater diversity in housing
choices. In managing housing, Council seeks to:

= Encourage a diverse housing mix that meets the changing demographics of the
community, including medium density housing, standard residential development, low
density residential and rural living development.

Clause 02.03-9 of the Municipal Planning Strategy (Infrastructure) recognizes the importance
of planning for infrastructure and seeks to:

= Ensure new residential development is fully serviced.
»  Ensure the provision of drainage infrastructure for new and existing urban areas.
=  Encourage water sensitive urban design.

Planning Policy Framework (PPF)
Clause 11.01-1R of the Planning Policy Framework relates to settlement for the Hume Region.
A strategy for this clause is as follows:

» Facilitate growth and development specifically in the regional cities of Shepparton,
Wangaratta, Wodonga and Benalla.

Clause 11.01-1L of the Planning Policy Framework relates to local settlement in Benalla and
includes the following strategy:

»  Encourage infill housing development that maintains the prevailing residential character

Clause 11.02-1S of the Planning Policy Framework relates to ‘Supply of urban land’. The
objective of this Clause is as follows:

= To ensure a sufficient supply of land is available for residential, commercial, retail,
industrial, recreational, institutional and other community uses.

Clause 15.01-1S Urban design seeks to create environments that are safe, healthy, functional
and enjoyable and that contribute to a sense of place and cultural identity.

Clause 15.01-2S Building design seeks to achieve building design and siting outcomes that
contribute positively to the local context, enhance the public realm and support
environmentally sustainable development.

Clause 15.01-5S and Clause 15.01-5L Neighbourhood character seeks to recognise, support
and protect neighbourhood character, cultural identity and sense of place that is consistent
with the precinct controls identified in the Benalla Neighbourhood Character Study
(Planisphere, 2002).

Clause 16.01-1S Housing Supply and Clause 16.01-2S Housing affordability seek to facilitate
affordable, integrated and diverse housing that meets community needs is located closer to
jobs, transport and services.
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Zone

Clause 32.08 General Residential Zone (GRZ)

Pursuant to the Benalla Planning Scheme the subject site is included in a General Residential
Zone Schedule 1 (GRZ1).

The purpose of the GRZ1 is:

= To implement the Municipal Planning Strategy and the Planning Policy Framework.

= To encourage development that is responsive to the neighbourhood character of the area.

= To encourage a diversity of housing types and housing growth particularly in locations
offering good access to services and transport.

= To allow educational, recreational, religious, community and a limited range of other
nonresidential uses to serve local community needs in appropriate locations.

Clause 32.08-7 of the GRZ1 requires a planning permit to construct two or more dwellings on
a lot. A development must meet the requirements of Clause 55.

Clause 32.08-4 requires a minimum garden area of 35 per cent for lots above 650-meters
squared.

Relevant decision guidelines include:

General:

=  The Municipal Planning Strategy and the Planning Policy Framework.

= The purpose of this zone.

= The objectives set out in a schedule to this zone.

= Any other decision guidelines specified in a schedule to this zone.

= The impact of overshadowing on existing rooftop solar energy systems on dwellings on
adjoining lots in a General Residential Zone, Housing Choice and Transport Zone, Mixed
Use Zone, Neighbourhood Residential Zone, Residential Growth Zone or Township Zone.

Dwellings, small second dwellings and residential buildings

For the construction and extension of two or more dwellings on a lot, dwellings on common
property and residential buildings of three storeys or less, excluding a basement, the
objectives, standards and decision guidelines of Clause 55.
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Clause 36.04 Transport Zone (TZ)

Bridge Street West is included in a Transport Zone 2 (TRZ2) as it forms part of the principal
road network.

REFERRALS

External Referrals/Notices required by the Planning Scheme:

Referrals/Notice Advice/Response/Conditions
Department of Transport and Planning Consent subject to conditions
North East Water Consent subject to conditions
Engineering Consent subject to conditions

PARTICULAR PROVISIONS
Clause 52.06 Car parking
The purpose of Clause 52.06 is:

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

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

= To support sustainable transport alternatives to the motor car.

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

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

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

Pursuant to Clause 52.06-5 one car park space is required to each one or two bedroom
dwelling and 1 visitor space for every five dwellings. The proposal provides one undercover
car park space per dwelling and five visitor car spaces central to the development, in excess of
the provision.

52.29 Land Adjacent to the Principal Road Network

The purpose of Clause 52.29 is:

= To ensure appropriate access to the Principal Road Network or land planned to form part
of the Principal Road Network.

= To ensure appropriate subdivision of land adjacent to Principal Road Network or land
planned to form part of the Principal Road Network.

Clause 52.29-3 requires a planning permit to create or alter access to a road in a Transport
Zone 2. The application was referred to the Department of Transport and Planning in
accordance with clause 52.29-4.

Decision guidelines include the views of the relevant road authority.
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Clause 55 — Two or more dwellings on a lot and residential buildings

Application type

Applicable clauses

To construct or extend a dwelling (other than a dwelling | All of Clause 55 except Clause 55.07-1 to
in or forming part of an apartment development)

55.07-19 (inclusive).

A development:

Must meet all of the objectives of this clause that apply to the application.

Should meet all of the standards of this clause that apply to the application.

If a development meets standard B6, B7, B8, B17, B18, B19, B20, B21, B22, B27, B28,
B30 or B32, it is deemed to meet the objective for that standard.

Where standard B6, B7, B8, B17, B18, B19, B20, B21, B22, B27, B28, B30 or B32 is met
the decision guidelines for that standard do not apply to the application.

v'- Compliance

x- Non compliance Objectives | Standards | Comments
B1 Neighbourhood v v The surrounding area is characterised by older
Character weatherboard and brick dwellings with tiled,

pitched roofs. There is some existing medium
density housing in the immediate and nearby area
including 59 Wedge Street (2 x dwellings), 47
Wedge Street (3 x dwellings), 52 Bridge Street
West (6 x dwellings) and 36 Bridge Street West (3
x dwellings).

The density of the proposed development is one
(1) dwelling per 206m? which is a higher density
than that which is generally in the immediate and
surrounding area.

However, the site is of a sufficient size to provide a
strategic redevelopment opportunity for medium
density in an established area of Benalla with
close proximity to services and facilities.

The site also benefits from two (2) street frontages
providing an opportunity for traffic entering and
exiting the site to be split across both Bridge
Street West and Wedge Street. Dwellings 1-8
provide an interface with four (4) adjoining
dwellings along the shared western boundary.

The driveway from Bridge Street West provides
the interface with the adjoining dwelling to the east
at 66 Bridge Street West and Dwellings 10, 12 and
13 interface with the other adjoining dwelling to the
east at 53 Wedge Street.

The VicRoads building is located at the
intersection of Wedge Street and Clarke Street
50m to the west and Benalla West Primary School
is located approximately 55m to the north/west.
The neighbourhood character is considered to be
mixed with conventional residential development,
medium density housing and government/
community services.

The proposed development is considered to
provide an appropriate response to the existing
neighbourhood character.
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v'- Compliance
x- Non compliance

Objectives

Standards

Comments

B2

Residential
Policy

v

v

Complies

The application proposes to provide additional
housing variety within the municipality.

The development of 13 single storey dwellings is
considered to be a simple, medium-density
development that has responded to the existing
character of the area, in close proximity to shops,
schools and transport.

It meets the Municipal Planning Strategy to provide
housing diversity and housing suitable for an ageing
population and decreased household size.

B3

Dwelling
Diversity

Complies

It is proposed to provide nine one-bedroom
dwellings and four two-bedroom dwellings. In the
context of the surrounding area where the
prevailing typology would be a three-bedroom
dwelling the proposed development adds to the
diversity of housing product.

Given the single storey built form it also provides
suitable housing for an ageing population and
smaller household sizes.

B4

Infrastructure

The proposal is not expected to overload the
capacity of utility services and infrastructure. All
services can be provided subject to the
requirements and standards of the relevant
servicing providers.

It is not anticipated that the additional dwellings will
significantly impact on the existing road network.
When ultimately subdivided the proposal will be
referred to the relevant servicing authorities.
Council’s engineer has provided permit conditions
for drainage and on-site detention.

B5

Integration with
the Street

The Bridge Street West, Benalla frontage is 20.32m
and Dwelling 1 is orientated to the frontage with its
carport to the rear. A 6m driveway provides
vehicular access and has areas either side allowing
for landscaping. Windows to the living room and
bedroom overlook the frontage providing passive
surveillance. Carports are setback from the built will
not be visible from the street.

The Wedge Street, Benalla frontage is 44.93m and
Dwellings 8, 9 and 10 front Wedge Street. Each of
these dwellings has a front entry visible from
Wedge Street, Benalla and windows that address
the street. Dwelling 8 is provided with vehicular
access from the shared driveway. Dwellings 9 and
10 have a shared driveway from Wedge Street.
Given the wide frontage the proposed 6.3m
driveway and shared driveway are considered
acceptable. A 1.8m fence is provided for Dwelling 9
to allow for secluded private open space. The
setback of the privacy fence to Wedge Street
varies. Given there is an existing 1.8m fence
across both the Bridge Street West and Wedge
Street, Benalla frontages the street interface will be
greatly improved.
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v'- Compliance
x- Non compliance

Objectives

Standards

Comments

B6

Street setback

v

Complies (part)

The application states that Wedge Street is the
primary frontage and that’s not unreasonable
given its extent and width. However, it can also be
construed that both streets are a frontage and
need to be responded to.

The standard requires the average of the two
adjoining setbacks.

The adjoining Bridge Street West, Benalla front
setbacks are 5.8m to the west and 8m to the east
and the average of these is 6.9m. Dwelling 1 is
setback 6.1m so does not comply with this.

The adjoining Wedge Street, Benalla front
setbacks are 5.47m to the west and 5.25m to the
east. The average of these is 5.36m. Proposed
front setbacks along Wedge Street vary between
6m and 11.3m so the standard is meet and
exceeded. Clause 55 allows for standards to be
varied if the objective is met.

Setbacks of 6m and less are evident in the area.
65 Bridge Street West, Benalla has a setback of
5m and 52 Bridge Street West, Benalla has a
setback of 5.5m.

In this instance the variation to the front setback to
Bridge Street West, Benalla is considered minor
and the setback is still considered to meet the
neighbourhood character whilst allowing efficient
use of the site.

B7

Building Height

The height of the proposed buildings is 4.1m
which complies with the general standard of 11m
in the GRZ

B8

Site Coverage

<

<

Complies as it is less than 60% (40%)

B9

Permeability

Complies as permeability is greater than 20%
(37%).

B10

Energy
Efficiency

Solar access has generally been maximized
across the site where possible. Some dwellings
could benefit from some additional north facing
windows (Dwellings 2, 3, 4 and 6) and this can be
required as a condition of planning permit.
Adequate solar access is provided to secluded
private open space and given the single storey
nature of the built form, shadow is contained within
the subject site.

Each dwelling is also provided with a water tank.

B11

Open Space

N/A — The subject site does not provide for
communal open space and does not abut an area
of public open space.

B12

Safety

The entrances to dwellings abutting Bridge Street
West and Wedge Street, Benalla are visible from
those streets.

The remaining dwellings have their main
entrances open and visible to the internal
accessway, and they are easily identifiable
through the articulation of the entry porch.

Benalla Rural City Council | Finance and Planning Committee Meeting - 23 July 2025 Page 18 of 75




v'- Compliance
x- Non compliance

Objectives

Standards

Comments

B13

Landscaping

v

v

A landscape concept plan is submitted with the
application and shows plant species and
quantities, hard surface materials, water tanks and
bin locations.

It is considered that the landscape could be further
enhanced with additional canopy trees within the
front setbacks of both street frontages.

This can be facilitated by a condition of planning
permit.

B14

Access

The provision of two crossovers to Wedge Street,
Benalla occupies 22% of the street frontage and
the single crossover to Bridge Street West,
Benalla occupies 15% of the Wedge Street,
Benalla frontage.

The design has been reviewed by Council’s
Engineering Department who have no objections.
Planning permit conditions are required to ensure
access is to the satisfaction of the Council.

DTP have also responded and will only allow
Dwellings 1-4 to have access to Bridge Street
West, Benalla.

A planning permit condition can facilitate this and
amended plans including the landscape plan will
need to demonstrate how this is achieved.

B15

Parking
Location

The proposal is for 13 one-and-two bedroom
dwellings, each requiring one covered car space.
One visitor car space is required for every five
dwellings, and this can be rounded down.
Therefore two visitor spaces are required.

All dwellings have car park spaces within carports
and provide convenient access to the dwellings
front and rear entrances.

The carports are roofed, creating a partial sense of
enclosure and delineation whilst allowing
ventilation.

In all cases, no habitable room windows are
proposed within 1.5 m from shared accessways in
accordance with the standard to protect residents
from vehicular noise.

B17

Side and Rear
Setbacks

Dwellings are setback at least 2.59m from the
northern boundary and are single storey.
Dwelling 5 is setback 3.8m from the eastern
boundary and minimum 4.92m from the southern
boundary in accordance with the Standard.

B18

Walls on
Boundaries

There are no walls on boundaries proposed.

B19

Daylight to
Existing
Windows

All existing habitable room windows are more than
3 metres from the proposed adjoining buildings.

B20

North-Facing
Windows

Overshadowing diagrams submitted which identify
that the proposal will not impact the adjoining
properties to the north or south greater than the
existing fencing on the boundary (1.8m)
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v'- Compliance
x- Non compliance

Objectives

Standards

Comments

B21

Overshadowing
Open Space

v

v

The existing dwelling to the south of the site is
offset more than 3m from the boundary between the
two sites. As a result, the proposal will not impact
on daylight to this adjoining property. The proposed
development does not reduce sunlight substantially
further than the existing boundary fencing between
the properties to the north and east which is
considered acceptable. Both sites have sufficient
POS outside of this already impacted area.

B22

Overlooking

All proposed dwellings are single storey and all
boundary fences are minimum 1.8m high, to
further mitigate any potential for overlooking.

The advertised plans showed the provision of
three visitor car spaces and in response to
objections it is not proposed to provide five visitor
car spaces on site.

These are located central to the site so easily
accessible for all visitors. Given the DTP
requirement for only Dwellings 1-4 to have access
to Bridge Street West, Benalla the driveway
separation and bollards means the visitor spaces
can only be access via Wedge Street, Benalla.
Five visitor car spaces on site considerably
exceed the requirement for two.

B23

Internal Views

All dwellings are single storey.

Internal fencing to 1.8 m high as shown on the
application plans will prevent overlooking.

B24

Noise Impacts

The plans do not show mechanical equipment. It is
considered the dwellings are sufficient setback
from adjoining existing dwellings to mitigate any
potential noise impact.

B25

Accessibility

All dwellings are provided with an accessible entry
and facilities on the ground floor as they are a
single storey built form. They will provide adaptable
housing to meet the needs of ageing residents or
those with limited mobility.

B26

Dwelling Entry

All dwelling entries have an easily identifiable entry
and porches are used to provide shelter and a
sense of personal address.

B27

Daylight to New
Windows

All dwellings contain windows to each habitable
room.

B28

Private Open
Space

The minimum dimensions of secluded private open
space areas for each dwelling comply with the
requirements to the standard providing a minimum
area of 25m? with a minimum dimension of 3m.

The secluded private open space area has a direct
connection to a living area within all the dwellings.

Secluded private open space areas vary between
26.1m? and 52.8m?, exceeding the minimum
requirement of 25m?. All open space areas for each
dwelling exceed 40m?.

The private open space areas are quite generous
and allow for excellent landscaping opportunities.
The minimum garden area required is 35% and the
proposed development exceeds this at 39%.
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v'- Compliance

x- Non compliance Objectives | Standards | Comments

B29 | Solar Access to v v The secluded private open space areas for the
Open Space dwellings is generally acceptable and will achieve
good solar access.

B30 | Storage v v A shed with an area of approx. 6m? has been
provided for all dwellings and is shown on the
landscape plan.

The construction of the shed is included in garden
area requirements, which is allowable under the
provision.

B31 | Design Detail v v The design of the proposed dwellings, which will
be single storey and constructed from brick with a
pitched metal roof to provide a modern reflection
of form and materials of dwellings in the
surrounding area. It is considered that the
proposal retains the simple built form and layout in
keeping with its streetscape setting.

B32 | Front Fences v v A 1.8m privacy fence is provided to facilitate the
Secluded private open space for Dwelling 9 but
this is setback from Wedge Street, Benalla and not
located on the property boundary.

B33 | Common v v The private parking spaces and Secluded private
Property open spaces clearly adjoin the corresponding
dwellings and are separated by 1.8m high fencing.
The communal driveway/accessway is clearly
delineated.

B34 | Site Services v v The proposed dwellings are appropriately located
to allow for the provision of connection to services
and the location of mailboxes to the front of the
site as shown on the submitted landscape plan.
Areas for the storage of bins are also provided on
the landscape plan and are located within the
respective SPOS areas.

Clause 52.29 — Land Adjacent to the Principal Road Network
CONSIDERATION OF OBJECTIONS

The applicant was provided an opportunity to respond to objections and has provided an
amended plan showing:

= Anincreased access from Bridge Street West

= Anincreased splay to the fence at the Bridge Street West entry and increased fencing
setback. A feature wall panel on the fence at the entry is also proposed.

= An additional visitor space is shown, increasing the visitor car spaces from four to five.
= A separated driveway to ensure only Dwellings 1-4 can access Bridge Street West.
= A fence extension to the southern boundary fence.

= This plan has not been formally substituted but can be facilitated by conditions of a
planning permit should one issue. The plan is provided at Appendix 2.

Some of the matters raised in the objections are not relevant planning considerations including
property devaluation, the provision of social housing and behaviour concerns.

Relevant planning considerations include neighbourhood character, density, compliance with
Clause 55, increased traffic and impact on infrastructure.
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ASSESSMENT

Officers support the provision of medium to higher density development in locations close to
amenities, neighbour conveniences, schools and open space, and consider the site is an
appropriate location for such a development.

Section 173 Agreement AG0O80255Q

This Agreement was entered into 26/02/2008 and relates to the requirement for either a
Certificate or Statement of Environmental Audit and the relevant requirements being met
before a Statement of Compliance can be issued for the previously approved two lot
subdivision (P0006/06) issued 23/06/2006.

Neighbourhood Character

The Scheme emphasises that new developments should respect the existing character of an
area while contributing to the preferred character (if applicable). Furthermore, emphasis is
placed on striking an appropriate balance between the amenities offered to proposed dwellings
and mitigating negative amenity impacts on adjoining/nearby properties.

There are no specific overlays or provisions describing the existing or preferred character of
Bridge Street West or Wedge Street and surrounds. The surrounding development pattern is
generally similar sized lots containing a single storey standalone dwelling, with newer pockets
of medium density development along the street.

There is no particular vegetation or planting character to the area, with most properties
containing modest gardens and low scale front fencing, the occasional dwelling exhibits higher
front fencing and more landscaped gardens.

While consideration is to be given the character of the neighbourhood, the expectation of the
area is of modest growth, and the character is expected to evolve over time. The proposal
retains a generous setback in a multi dwelling setting, and the open nature of the frontage will
allow for landscaping opportunities and planting to provide a spacious feel to the street face.

The single crossover to Bridge Street West, Benalla maintains a single dwelling presentation
to that frontage and the generous 44-meter frontage to Wedge Street, Benalla can easily
accommodate the common access driveway and shared driveway for Dwellings 9 and 10.

Generous secluded private open space areas are provided for all dwellings, are orientated to
the north where possible and are of an appropriate size and accessible from living areas.

The General Residential Zone, ResCode and Garden Area requirements

A planning permit is required for two or more dwellings on a lot pursuant to Clause 32.08-6 of
the Scheme. The proposal supports the purpose of the General Residential Zone, providing
infill housing diversity in close proximity to services, open space and major transport routes.

The application must also provide a minimum garden area of 35 per cent of the total site in
accordance with Clause 32.08-3 (as a lot of greater than 650-squared meters.). This is
exceeded with the provision of 39 per cent as demonstrated in the Garden Area Plan forming
part of the submitted plans.

Officers have provided a Clause 55 assessment of the proposal earlier in the Report. The

application complies with the Standards of ResCode and provides an appropriate design
response.
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State Planning Policy

The application complies with the relevant state policy provisions as the proposal is for
development within an established urban area located appropriately for jobs, services and
public transportation and is redirecting development to an urban area rather than greenfield
development. The proposal allows for a mix in housing types and improves housing choice for
Benalla to allow for a range of income groups to choose housing in a well-serviced location.

Local Planning Policy Provisions

The proposal allows for low rise, medium density redevelopment the site and will provide
housing diversity within close proximity to services and employment areas. The development
offers a range of dwelling types and layouts that will increase housing choice in the area and
contribute to the evolving character of the area towards a higher density, walkable
neighbourhood. It also provides a housing product that will appeal to the ageing population
and the increasing demand for smaller households.

Clause 52.06 Car Parking

The proposal provides for off-street car parking for all dwellings with a single carport for each
dwelling and five visitor car spaces. Pursuant to the Benalla Planning Scheme one covered car
space is required for each one or two bedroom dwelling and one visitor car space is required
for every five dwellings noting this can be rounded down.

The proposed development therefore requires 13 onsite covered car spaces and two on site
visitor car spaces. It is proposed to provide one covered car space in the form of a carport for
each dwelling, which meets the statutory requirement. Five visitor car spaces are proposed
which exceeds the statutory requirement.

Bridge Street West and Wedge Street, Benalla and the surrounding network is not expected to
be significantly impacted by the additional traffic generated by the proposal.

Plans submitted with the application show all dwellings can exit the site in a forward motion to
safely exit the site and Council’s Engineers and the Department of Transport are satisfied with
the proposal.

COUNCIL PLAN 2021-2025 IMPLICATIONS

Community

= A connected, involved and inclusive community.

Livability

= Vibrant public spaces and places.

= Connected and accessible roads, footpaths, transport and parking.

Economy
= Thriving business and industry.
= Population growth.

Environment

» Healthy and protected natural environment.

»  High quality efficient and sustainable waste management.
= Sustainable practices.
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LEGISLATIVE AND STATUTORY IMPLICATIONS

A decision by the Council to determine that a permit should be granted for the proposal may
be appealed to VCAT by the objectors and/or the applicant against conditions of the permit.

In the instance that the Council decides to refuse to grant a permit the applicant also has a
right of appeal to VCAT.

FINANCIAL IMPLICATIONS

The Council, as the responsible authority under the Planning and Environment Act 1987, must
determine the permit application.

If the Council decision is appealed by any party to VCAT, the Council has a statutory role in
being a party to the appeal and informing and assisting VCAT.

OFFICER DECLARATION OF CONFLICT OF INTEREST

No officers involved in the preparation of this report have any general or material conflicts of
interest in this matter.

Recommendation:

That council having considered all the matters required under Section 60 of the
Planning and Environment Act 1987 decides to issue a Notice of Decision to Grant a
Permit under the provisions of the Benalla Planning Scheme in respect of the land
known and described as 68 Bridge Street West, Benalla for the construction of 13
dwellings on a lot and to create/alter access to a road in a Transport Zone 2 in
accordance with the endorsed plans, with the application Referenced DR-1125-01-03,
Rev B, subject to the following conditions:

1. 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 forming part of the application and
identified as Referenced DR-1125-01-03, Rev B but modified to show the
following details:

i. The changes detailed in the discussion plan submitted to Council on 21
May 2025 in response to objections.

ii. The addition of a window to the living room on the northern elevation for
Dwellings 2, 3, 4 and 6.

iii. The requirements of Conditions 17-19 as required the Head, Transport for
Victoria

2. The development as shown on the endorsed plans must not be altered without
the written consent of the responsible authority.
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3. Before the development starts a landscape plan to the satisfaction of the
responsible authority must be submitted to and approved by the Responsible
Authority and be in accordance with the requirements of the Infrastructure
Design Manual. When approved, the plan will be endorsed and will then form part
of the permit. The plan must be drawn to scale with dimensions and three copies
must be provided. The plan must show:

a) a survey of all existing vegetation and natural features showing plants to be
removed and retained;

b) all trees planted as part of the landscape works shall have a minimum height
of 2.0 to 2.5m at the time of planting.

c) a planting schedule of all proposed trees, shrubs and ground cover, which
will include the location, number and size at maturity of all plants, the
botanical names of such plants and the location of all areas to be covered by
grass, lawn or other surface materials as specified;

d) the method of preparing, draining, watering and maintaining the landscaped
area;

e) landscaping and planting within all open areas of the site;
f) all landscaped areas proposed to be used for stormwater retardation

g) additional canopy trees in the front setback of each dwelling fronting Bridge
Street West and Wedge Street.

All species selected must be to the satisfaction of the responsible authority. The
landscape plan must also indicate that an in-ground irrigation system is to be
provided to all landscaped areas. Before the use/occupation of the developments
starts or prior to the issue of a statement of compliance of the subdivision or by
such a later date as is approved by the responsible authority in writing,
landscaping works shown on the endorsed plan must be carried out and
completed to the satisfaction of the responsible authority. The landscaping
shown on the endorsed plans must be maintained for a period of three months
from the date of practical completion of the works to the satisfaction of the
responsible authority. Any dead, diseased or damaged plants are to be replaced
within 12 months of the date of practical completion for the works.

General Engineering

4. Prior to the occupancy of the development, the permit holder must undertake, or
cause to be undertaken, full construction of all new access ways, drainage and
related infrastructure as required by the conditions of this permit. All these
works must conform to plans and specific prepared at the expense of the
applicant by a Registered engineer and approved by the Responsible Authority
before construction begins.

Drainage

5. Before the construction begins, drainage plans and computations prepared in
accordance with the IDM procedures and criteria, must be submitted to, and
approved by the Responsible Authority

Discharge from the development shall be retarded on site to the satisfaction of
the Responsible Authority, to ensure a maximum discharge rate off-site as
specified in the IDM unless otherwise approved by the Responsible Authority.
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The information and plan must include:
a) Details of how the works on the land are to be drained and retarded.

b) A maximum discharge rate from the site is to be determined by computation
to the satisfaction of Council.

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

d) the details of the incorporation of water sensitive urban design designed in
accordance either “Urban Stormwater Best Practice Environmental
Management Guidelines” 1999.

6. Prior to the occupancy of the development the permit holder must satisfy the
Responsible Authority that:

a) alegal point of discharge, connected to the external drainage network in
accordance with IDM standards and without reducing the flow capacity or
structural integrity of that network.

b) all stormwater runoff originating from or transferred through the
development in a 20% AEP rainfall event will be collected and conveyed by
underground pipes to the underground drainage network in Wedge Street.

c) all stormwater runoff originating from or transferred through the
development site in a 1% AEP rainfall event will be collected and conveyed
to a practical and satisfactory destination, without adversely affecting any
person, infrastructure or natural features in or beyond the development.

d) the finished surface levels within all buildings shall be above the peak water
level in nearby drainage reserves, waterways, floodways or water bodies in a
1% AEP rainfall or flood event.

Property Access

7. Prior to the occupancy of the development the permit holder must satisfy the
Responsible Authority that the vehicle crossings have been constructed to
conform with the IDM standards.

8. Prior to the issue of the statement of compliance the permit holder must satisfy
the Responsible Authority that any redundant vehicle crossings have been
removed and that kerb and channel and road pavement has been reinstated.

Department of Transport and Planning Conditions

9. Prior to the occupation of the dwellings 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) All recommendations outlined within the Environmental Audit Statement
prepared by Sally Bonham and dated 21 January 2023 must be complied with
at all times.

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. Department of Transport and Planning Conditions
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10. Only one (1) access is permitted from the subject site to Bridge Street.

11. Prior to commencement of any buildings and/or works, amended plans must be
submitted to and approved by the Head, Transport for Victoria. When approved
by the Head, Transport for Victoria, the plans must be generally in accordance
with the plans date stamped January 2025 and titled Revision B but modified to
show:

a) Vehicle access to Bridge street is physically restricted for Units 5-13 and to
prevent through traffic from Wedge street; and

b) Only Units 1-4 gain vehicle access to Bridge Street

12. Prior to the occupation of the development, all existing crossovers and access to
Bridge Street made redundant by this permit must be removed and the area
reinstated as kerb and channel to the satisfaction of Responsible Authority, and
at no cost to the Responsible Authority or the Head, Transport for Victoria.

13. Prior to the occupation of the development, the crossover and access to Bridge
Street must be constructed to the satisfaction of the Responsible Authority or
the Head, Transport for Victoria.

14. All vehicles must be able to enter and exit the subject site in a forward direction.

15. Driveways must be maintained in a fit and proper state so as not to compromise
the ability of vehicles to enter the site in a safe manner or compromise
operational safety of the road or public safety.

North East Water

16. A Build Over Easement (BOE) application to North East Water is required for the
visitor car parking spaces and any driveways, fencing, paving or any other
structures (i.e. clothes lines or rainwater tanks) that encroach the east-west
sewer easement that traverses the site. A BOE application to North East Water is
also required for any structures, fencing or paving that encroach the sewer
easement at the rear of Unit 13.

17. The Lagerstroemia Indica Natchez (White flowering Crepe Myrtle) plantings must
be re-located to be a minimum distance of 2m away from the easement to ensure
the root system does not interfere with the sewer main.

18. 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 commencement date if a request is
made in writing by the owner or the occupier of the land to which the permit
applies before the permit expires or within 6 months afterwards.

The Responsible Authority may extend the time within which the development is
to be completed if the development has commenced and a request in writing is
made by the owner or the occupier of the land to which it applies within 12
months after the permit expires.
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General Notes

1.

The granting of this permit does not obviate the necessity for compliance with
the requirements of any other authority under any act, regulation or local law.

An asset protection permit is required prior to the commencement of any woks
on site.

Before u