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| ADVERTISED
1. Introduction PLAN

This Planning Report is prepared in support of proposed buildings and works for
the development of a four storey apartment building, a detached dwelling, a
caretakers house, an indoor recreation facility (recovery centre), removal of
native vegetation, reduction of car parking and construction of business
identification sign at 1 Christie Street, Falls Creek. The Report addresses the
provisions of the Comprehensive Development Zone, Design and Development
Overlay, Bushfire Management Overlay and Erosion Management Overlay as
contained within the Alpine Resorts Planning Scheme.
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ADVERTISED
2 Urban Context Report PLAN

Located in an advantageous area within the village, the site is within close
proximity of the Slalom Plaza Precinct which is the primary commercial and civic
area of Falls Creek. The land is also located within close proximity of the Gully
Precinct which is a commercial and ski access area.
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The subject land is comprised of Crow%OP,Kﬁlgthr%ent 4B, Section A, Parish of
Darbalang or more commonly known as 1 Christie Street, Falls Creek and part
Crown Allotment 2009, Parish of Darbalang otherwise known as 22A Slalom
Street, Falls Creek.
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Both Crown Allotments combine to become an irregular parcel of land with
primary frontage to Christie Street having an overall site area of 1,600 square
metres. The land is vacant containing native vegetation however, a small existing
building constructed from stone, timber and corrugated metal roof sheeting is
located adjacent to the northern boundary approximately 20m from the south-
east corner.

Image of the existing building viewed from Christie Street h

Rock retaining walls have Tbesmpwheb@mmad mlbﬂm&ﬂeamlﬂb@m frontage of 1
Christie Street with a foof r ItBATEPRKifY (Shared zone) adjacent

to the property. A fire hyd aaﬁé@ﬁﬁ' GRSt ﬂﬁ%ﬂi%ﬁ@&a the north-west
Comerp perty y rnegart ofap aﬂfé%mﬁgsg under the
' Plannlng and Environment Act 1987.
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Image of the northern- site boundary viewed from Christie Street

Access to the property is established from Christie Street at the south-east corner
of the property. The driveway rises to a previously excavated levelled pad that
extends to the western boundary of the site.
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Existing vehicle
access

The northern portion of "re—stH ur:iaio g =Rty
removal of native vegetation earthworks a‘tPé’Piﬁ'é'Bf the surface profile of the land.
The previous earthworks has-created-vehicte-access i central terrace of flat
land suitable for development. Thrs area is largely devoid of native vegetation,
currently supporting predominantly introduced vegetation and scattered native
grasses.

odified through

' Vrew west across subject land with four storey building (St Trinians) in background
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View south-east across subject land

The previous earthworks established unsupported batter on the south edge of the
pad. Overtime native vegetation has reclaimed the face of the batter.

From the top of the batter the land rises toward Slalom Street with a moderate
slope at approximately 1:3 metres (18 degrees). The Slope has a contiguous

cover of vegetation and englgsed i e GABARY B SO, GHIS:

View south from north side of subject land

From a wider perspective the subject land is a unique site being located within a
treed environment. The surrounding vegetation frames the subject site and
minimises views to the land from close by public areas.

View north-west from Christie Street adjacent to the subject land with curtain of
trees on north east side of the street,
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s —— % ol 3 >34 2% ,
View east from Christie Street adjacent to the subject, vegetation on north-east side
of Christie Street

View towards the site from the junction of Christie Street and Falls Creek Road

The subject site is located within the north-western of Falls Creek Village and is
surrounded by existing developments to the north, south, east and west of the
site.
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Aerial image north-west precinct of Fall Creek village (Source: LASSI SPEAR)
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Neighbouring sites north-west, west, south and of the subject land have been
developed with multi storey accommodation buildings spanning several decades.

Immediately west of the subject land is Crown Allotment 5A (3 Falls Creek Road)
which has been developed with multiple buildings including St Trinians, a four
storey accommodation building having a roof height of 1556.3m AHD . Two other
three storey buildings are positioned in front of St Trinians adjacent to Christie
Street.

l,“ r.. :k‘”‘. s ; ; : ﬁ'.'
Three storey buildings north side of Crown Allotment 5B
ADVERTISED
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To the south-east side of the subject land is Crown Allotment 4C (3 Christie
Street) and contains Southern Cross Apartments. The building is constructed with
a subfloor structure of natural stone with two levels of apartments above. The
external wall cladding is predominantly corrugated coloured steel. The front of
the building has an easterly orientationThe north side of the building contains only
two modest windows with views toward the subject land
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West of Crown Allotment 2009 is Cooronna Lodge a double storey building
constructed from timber cladding and located at 24 Slalom Street (Crown
Allotment 8A). The eastern side boundary of 24 Slalom Street adjoins Crown
Allotment 2009. As seen in the image below existing trees adjacent to the
common boundary limit views from Cooroonda across the subject land.

South of the subject Ian' Ripparod . diindnatidiHle sto Iding of timber

Image of Rlpparoo Lodge Iooklng north-east
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ADVERTISED

3. The Application & Proposal PLAN

The application seeks approval for the development of a four storey
accommodation building comprising a total of eight apartments and also includes
a leisure and recreation facility (Recovery Centre).

Approval for the proposed development is sought in accordance with the following
provisions of the Alpine Resorts Planning Scheme.

Planning Scheme Clause No. Description of what is Proposed

37.02-4 Comprehensive

Development Zone 1 Buildings and works

43.02-2 Design and Development

Overlay 2 Buildings and works

44.06-2 Bushfire Manggement BUIGINGS and Works as3ociated with

Overlay 1 | This copied HoPrn@MBAULFHAN: J¢I5HIR.and recreation
for th soﬁ@aﬁgﬁgf_mabhng
52.05-11 Signf| Pepaltif ’;ﬁm g&;ﬁ;ﬁ.&i‘&%ﬂ i

part of a catipn sign
Planning land Environment Act 1987,

The docu ed for any
52.06-3 Car Parbm.g_puﬁp:?glw g car phrking

copyright

v

52.17-1 Native Vegetation Removal of native vegetation

Building Composition

Apartments 1-6 (inclusive), Managers Studio and Recovery Centre are proposed
to be accommodated within the main apartment building. The ground floor of the
main building includes the main entry lobby, reception the Recovery Centre
Manager’s Studio and lift and stairs for access to Levels 1, 2 and 3. Access to
Level 3 is also provided from the southern side of the lift/stair well.

The Manager’s Studio contains one bedroom, bathroom and open plan living
area. A garage is proposed to the west of the ground floor and leads to a back of
house area including laundry.

The Recovery Centre will consist of an ice plunge pool, hot pool, walking pool,
sauna, steam room, showers and change rooms.

The proposed recovery centre will be open to the public as well as to apartment
users Offering post exercise recovery and for general relaxation.

19370 Report
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The Recovery Centre will be open from June to October, 7days a week between
10am and 8pm. At other times the recovery centre will only be open during major
holidays and for group bookings.

The proposed first, second and third floors contain two apartments each
comprising of three bedrooms, open style lounge/dining/kitchen, bathroom, ski
accessory room and two northern facing balconies. Each apartment is set on one
level having a floor area of 132m?2 including balconies.

It is proposed to develop the subject land over two stages being the proposed
apartment building “Taris” as the first stage and the “Lair” apartment as the
second stage.

Apartment 7, the ‘Lair’, is a four bedroom apartment set over four levels with a
total floor area of 313m2. The lower-ground floor (Street Level) is a reconstruction
of the existing bluestone building serving as a pedestrian entry from Christie
Street. A lift and spiral staircase offer access to the ground floor (Driveway Level)
which includes an entry from the driveway, lounge and single car garage and
storage. The third level (Upper Level)contain two bedrooms, kitchen, dining,
lounge and games room} laundry and powder room. The fourth level also
contains two bedrooms, lojiigecamdddofweak.to be made available

for the sole purpose of enﬂBVE RTIS E D

Native Vegetation Removal its consideration and review as
part of a planning process under the P I;AN

amllll’]ngtﬁnd Envi onmer{t %ct 987

Native vegetation is contai le north-west and ' hieast of Crown
Allotment 4B and is scattegre %l; p&ﬁ thmggg 3’(‘)‘(’)9 The proposed
development cannot avoid the remova ol Mme vegetation entirely although

seeks to avoid the remova| of native vegetation where possible.

The development proposes to remove 0.068 hectares of native vegetation,
including four large trees within patches. The four large trees proposed to be
removed are Eucalyptus pauciflora subsp. Hedraia or more commonly known as
Snow Gums.

Some existing vegetation is to be retained in the north-west of the site
surrounding the electricity substation and adjacent to Christie Street. Some older
significant trees adjacent to the southern boundary of Crown Allotment 4B are
also being retained together with much of the vegetation throughout Crown
Allotment 20009.

A further response to the requirements of 52.17, Native Vegetation is provided in
Part 6.6 of this report

RECEIVED
Department of Environment, Land, Water
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18 November 2024
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Areas of‘bropo @bi;ﬁﬁpi?@ étﬁ'ﬂi@ﬁﬁ@ ew%@w ® ed
(Source: Flofa and f&irfa %\ S PIHIBNED am

Signage Wy

It is proposed to display a [ uleIﬁlealﬁlg"bgea'f i

rock wall to the north of jhe site, [he Hrone

building and displaying the name arls copyrlght

Hd to the terrace
/| the apartment

The proposed sign will have a length of 1.6 metres and a height of 0.9 metres
having an overall area of 1.44 square metres.

Proposed
sign
location

3D image of the proposed development showing sign location (Source: Sendit.Archi)
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| ADVERTISED
4.0 Design Response PLAN

A comprehensive site analysis approach has informed the proposed design
together with the desire to achieve a high quality development of a size and scale
appropriate to the precinct and uniquely identifiable building that makes a positive
contribution to the Falls Creek alpine resort.

The design of the proposed development has been informed by the sites slope,
terracing, access, wide street frontage existing vegetation, the existing building,
the size and scale of surrounding buildings and snow shedding objectives.

It is considered the proposed design has responded positively to the site
constraints and opportunities and has had appropriate regard for surrounding
development. In addressing the site constraints and opportunities has required
an innovative design.

The highly irregular shape of the subject land with a wide street frontage and
existing excavated pad is considered is considered to be the logical siting for
development on the site. The design has focussed on using the existing levelled
pad to avoid further signjficant earthworks on the upper slope. The pad is
relatively narrow having a|dépthopfeidb @Bmnivividlh mmektaatstablaye regard to the
provision of a 6m setback from tfe ﬁt?éeleuwnw ephkliggsign is premised on a

‘fragmented approach by [splitti ‘iﬂé“ﬁ‘ﬂ ‘?ﬂ‘tés uadrants each on a
slightly different orientatipn ??@“%BF%‘ES t of the northern
boundary and each exprepgs nnm ularity 'fﬁnmeiporr’rgj AS Vi viewed from Christie

Street. The building design |s §9 ggggmg, (39 tﬂeﬁXﬁ patit structural grid to
minimise complexity during the construct%)p@gess a Iowmg tight construction
timeframes to be met.

Existing development adjoining the subject land and throughout the precinct is
typically 3 to four stories in height. While the provisions of the DDO2 seek to limit
building height to 11 metres it is considered a slight increase in building height
would not be out of character by comparison to other established buildings such
as St Trinans, Ripparoo and Husky. The building height will satisfy a key design
requirement to not extend above the height of tree canopy or otherwise be highly
visible from public view points. The main building at four storeys is comparable
in the height of St Trinians although the roof ridge height of the main building at
1552.16m AHD will be lower than the height of St Trinians at 1556.3m AHD.

The eastern end of the development (the Lair) has a further reduced height. The
reduction in roof height offers a transition in building height across the site
between St Trinians on the western side if the subject land to Southern Cross
Apartments adjoining the south-east side.

RECEIVED
Department of Environment, Land, Water
and Planning

18 November 2024
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Extract of the view sharing plan (Source: Sendit.ArchDawing No A302)

The articulation of the

significant views out to th§

The siting of the building| h
Christie Street with the e
build being ‘added’ to the|¢
heritage listed it is conside
as the entry portal to the
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l\1 Il
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sed to capture

Depal” {':\‘"‘qj : Eﬁ % ofi|6 metres from
,eﬁ]ilé‘g"b‘fgcﬁg sey n P%@?#%‘&m 7|Hue to the new

building is not
peen celebrated
| of the existing

structure, the existing building is proposed to be repurposed using the original
natural stone and representation of the pitched roof frame to the northern
elevation provides for a modern reinterpretation of the original roofline.

Incorporation

of the existing

" building within
the design
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The facade has been designed utilising a series of ‘porous screens’ to increase
privacy to bedrooms and spas located on its northern facade (much like Huski
and St Falls). The screens have been ‘applied' with purpose and careful
consideration of inter-apartment views, solar gains and street exposure.

The ‘folded’ entrance canopy has two core functions, to provide visual relief and
is to protect guests from weather and snow shedding. The canopy will provide a
strong entry statement and street presence. The canopy offers relief in the
buildings mass by bisecting the northern facade and creating visual permeability
as seen from Christie Street.

The ‘folded’ canopy is designed to move snow from the adjoining apartments
roof's over the building entry point to a location where it can be managed by
operations staff at the end of the driveway. The design responds to protection of
the Christie St pedestrian traffic by way of a ‘snow breaker’ protruding through
the canopy deflecting any falling snow. Additionally, the 33 degree canopy
geometry will prevent snow accumulation between the apartment volumes.
Structurally this canopy will be formed using heavy gauge steel framing, wrapped
in a protective watertight metal flat sheet skin attached to an off-form concrete
blade column.

This copied document to be made available
for the sole purpose of enabling
its consideration and review as
part of a plannlng process under the

not be used for any

’W,‘M' .' mnl,‘,' ung' . ‘miu\\
. I ”'l . i“iw
N‘%Hﬁ iy . i JE::{%{:;;

. || :
\_“_rml-f_ui;\

|- North - Apartments
D 1:200

Proposed northern elevation of the main building element (Source: Sendit.Archi)

The 'side and rear building interfaces’ were kept clean of 'architectural
ornamentation’ and designed in response to snow shed, snow accumulation and
potential snow damage to the exterior of the building (snow depth has not been
represented in the renders supplied).

RECEIVED ADVERTISED

Department of Environment, Land, Water

and Planning P L AN

18 November 2024
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Materials were chosen for their robustness and suitability for the alpine
environment. Further research will be completed during the specification phase
ensuring materials with low embodied energy are selected where possible. The
material palette has additionally considered and implemented materials requiring
low maintenance.

>

- This copied document to be made available
Proposed western elevation of fhetlmaulbplidmte&fmhl(@urce Sendit.Archi)

its consideration and review as
part of a planning process under the

Extract of the viBli8Ha%RG %’h" sylipest ééhbfﬁsﬂrchl
The subject site contains pn'8%iSf ‘%;‘(r]?&‘f BppBFtunity is proposed
to be capitalised upon with the Bl %‘i aB’élrkmg during summer
months to apartment 7. Ag Taris will be opeprﬁ(% e publlc to attend the recovery
centre it was considere Ss to the main
entrance. The proposed driveway allows for drop-off/pick-up at the building
entrance. The proposed access driveway has been designed to work with the
landform and provide for the safe and efficient use of the proposed driveway.

Pedestrian movement to the building has been carefully considered allowing for
access to Christie Street as well as Slalom Street and integration with the
surrounding pedestrian infrastructure. Location of building entrances and
movement paths allows for safe pedestrian movement free from snowshed.

ADVERTISED
PLAN
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Department of Environment, Land, Water
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| ADVERTISED
5.  Cultural Heritage PLAN

Pursuant to Regulation 7 of the Aboriginal Heritage Regulations 2018, a CHMP is
required for an activity if:

(a) all or part of the activity area for the activity is in an area of cultural heritage

sensitivity; and
(b) all or part of the activity is a high impact activity

Thegtiert 7
Flant Treatment
: Flant
L FPlane Road ‘

Area of
cultural
heritage
sensitivity

Extract fradm Bm@oaumenm@eﬁdmwdfappmg -

with sensitije areayshowmihigreety (SsacbeangicPlan
copyright

Although the proposed wo e subject land is
not within an area of cultural heritage sensitivity and therefore a CHMP is not
required for the proposed development.

RECEIVED
_ _ Department of Environment, Land, Water
6. Planning Policy and Planning
6.1 Planning Policy Framework 18 November 2024

Support for the proposed development is found within Clause 11.01-1S
Settlement as the subject land is located within the Falls Creek Village settlement
boundary, provides for a growth of services within the village, assists to
encourage a form and density of development that supports healthy, active and
sustainable transport, limits urban sprawl and provides for infill development of a
vacant and underutilised site.

Consistent with Clause 11.01-1L Alpine villages the proposed development
assists to consolidate growth within the existing village boundaries, does not
intrude into ski fields and minimises adverse environmental impacts. The
proposed development utilises two vacant lease sites within the village
contributing to the fulfilment of the Falls Creek Alpine Resort and further
enhancing the availability and variety of visitor accommodation and services.

19370 Report
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The proposed development will see a mixed use development providing for tourist
facilities and high density residential accommodation. It is considered that the
proposal will not detract from the Village Plaza as the centre of the resort, and
indeed being located in proximity to the Village Plaza will complement commercial
operations within the Plaza as per Clause 11.01-1L Falls Creek Village.

Clause 12.01-1L Protection of biodiversity in alpine resorts, seeks to preserve
and enhance the habitat of threatened species and communities within the alpine
resorts. The application is accompanied by a flora and fauna assessment that
advises the impacts to threatened species by the proposed development is
negligible to low. Vegetation removal has been minimised with the siting of the
buildings and works within the cleared and disrupted central area of the site.

In accordance with Clause 12.01-2S Native vegetation management the proposal
has sought to avoid the removal of native vegetation and minimises losses
through the careful siting of the works to the existing impacted area on the land.
An arborist assessment has been undertaken to quantify and assess potential
impacts to trees on the site, resulting in the ability to retain numerous Snow
Gums.

Clauses 12.04-1S Sustajiiableordeldiopmentoie mlipinevaakdds and 12.04-1L
Sustainable development + alpihe (Es6pls PiEvesseérddpected:

e The proposed project waM%tmmmm@ and development

through the provision pf titenec@vergy nad accor@modation which can
be used all season. The document mb Be used for any

L ose which may breach any
« Consolidation of the Ralls Creek Al ping,Village will be achielred through the

development of this well located and vacant site.

e Development of the Recovery Centre and accommodation provides for
employment and economic opportunities.

e The Recovery Centre supports active recreation pursuits at Falls Creek.

e Intensive residential and commercial development at Falls Creek will be
advanced by the proposal.

e Environmental risks associated with bushfire and erosion have been
seriously considered and the risks can be mitigated effectively.

e The proposed development through a high quality design and use of muted
colours will complement the alpine character of the village allowing the
building to blend into the landscape and be visually unobtrusive.

e View sharing has been an integral part of the development design and the
project architect analysis demonstrates that view sharing through the site and
over the proposed buildings will be achieved.

e Visual intrusion has been minimised with the development being able to
nestle below the Snow Gum canopy to the north of the site and south of the

land. RECEIVED
Department of Environment, Land, Water
and Planning

18 November 2024 19370 Report
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The subject land is contained within a Bushfire Management Overlay, as such
Clause 13.02-1S Bushfire planning is relevant. A detailed Bushfire Management
Statement accompanies the application and in short advises that Falls Creek
Village is located within a modified vegetation area, is within a landscape type 4
and has lower days of high risk than other parts of the State. The proposed
building will be constructed to BAL-40 in accordance with the requirements of
Schedule 1 to the BMO.

The proposal responds well to the relevant strategies contained within Clause
15.01-2L Built form in alpine resorts:

The siting of the proposed development has been carefully considered to
ensure neighbouring buildings can share views and vistas. The proposed
building will utilise the existing pad on the subject site allowing for the building
height to be reduced and provide for primary views to be maintained.

Vegetation removal has been limited to facilitate the development. While the
removal of some vegetation is necessary many Snow Gums on the land can
be retained and the siting of the building on the existing excavated area
minimises native vegetation losses.

The design of the buﬂ:lm |s comatlble %I\{Iﬂi)the uilt frm nd scale of the

emae yalla

d
nied documey e of articulated

ngled building

precinct. The building

northern and easter faca LIS

elements and the build & i i 4"

tree line and canopy. Planning anPl
The docu

It is considered that Mw BYRJ | provide for a
positive appearance that wil enhanceu;a;r@mracter of the vi lage.
External materials and-finishes-have-been efully—seleeted to provide for

additional bushfire protection Whl|e utilising colours that will blend with the
landscape and the emerging character of Falls Creek.

Limited car parking is provided on site during summer months reducing the
dependency on public car parking.

Pedestrian and skier movements within the site can avoid conflicts with
vehicles. Vehicle access to the site is restricted during winter. Pedestrian
access is provided beside vehicle driveways to avoid conflict.

An excellent sense of address to both building elements will be provided and
allows for a positive interface with Christie Street.

No unreasonable overshadowing of public areas will occur as a result of the
development. The only public area adjoining the site is Christie Street
situated on the north side of the subject land.

A combination of using the existing site cut, a rising landform at the rear the
building and a vegetated foreground will ensure the height of the
development is not visually prominent. Surrounding vegetation will obscure
views of the building particularly from public view points.

Street setbacks will allow for the retention of native vegetation and some
landscaping will be provided within the frontage setback.

19370 Report
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e The subject site enjoys a large frontage with Christie Street and as a result
the proposed new access will not dominate the street. Vehicle parking for the
main building has been designed to be a hidden building element tucked into
the western side of the building and setback from the main facade.

e Snow shed will be maintained within the subject site.
e Transitional spaces within the apartments have been provided for.

e Service areas have been incorporated into the overall design of the building
and will be hidden from public view.

The building has been designed to accommodate an onsite manager to oversee
the Recovery Centre and accommodation providing an employment opportunity
within the tourism sector as sought within Clause 17.01-1S Diversified economy.

Clause 17.04-1S Facilitating tourism, is supported by the proposed development.
The development is a well-designed tourist facility, it will build on and be
compatible with qualities and activities undertaken within Falls Creek and meets
a demand for on mountain accommodation.

Two onsite vehicle car paI'meg %§ ?eﬁ‘?ﬁ)é’l\m%g‘?t%%"rmﬁ@ onithgdand which does

not exceed the maximum rate ofy; lqzﬁ@p@ ;gpeﬁgMg{ metres of gross floor
area as expressed with Clause g... 4 aTa s s Cregk.
pa the

6.2 Alpine Resorts PI:mnPrl:gnShmt mwntAct 1987.

The documen used for any
Consistent with Clause | 02.0BUTPoSettieshaitty iseichiBtising, | the proposed
development will assist tp consolidate EaMErigeek within the |existing village
boundary and ensures efféetive-tse-of-existing-nfrastruetureprovided within the
resort.

The proposed development will provide for seven additional apartments and an
additional service being the proposed Recovery Centre, within the village that is
able to service both permanent residents and visitors.

A Flora and Fauna Assessment has been undertaken and accompanies the
application. The assessment advises that the loss of small areas of Sub-alpine
Woodland is unlikely to significantly impact rarer fauna species. Although there
will be a need to remove native vegetation to facilitate the development
biodiversity values will be maintained through required native vegetation offsets.
Removal of vegetation as part of the proposal has been carefully considered as
sought by strategic directions within Clause 02.03-2 so as to minimise losses by
siting of the building within the established disturbed part of the land.

Located within the Bushfire Management Overlay 1 and Erosion Management
Overlay 1, strategic directions contained within Clause 02.03-3 Environmental
risks and amenity are relevant.

RECEIVED
Department of Environment, Land, Water
and Planning

18 November 2024
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Bushfire risk will be managed to persons and property through construction of the
building to a Bushfire Attack Level of 40 (BAL-40). Geotechnical hazards have
been considered as part of the design process and it has been determined that
the residual risk is low. Sustainable measures have been incorporated into the
design allowing for passive solar energy gains within the cooler months while
reducing heat absorption during the warmer months as per 02.03-3
Environmental risks and amenity.

Developing this vacant lease site within Falls Creek will maintain the compact
layout of the village and retention of trees where possible has been achieved
allowing for the alpine landscape to be maintained. It is considered that the
proposed design, scale, height and materials will be sympathetic with the existing
natural and built form character of Falls Creek.

Utilising the site’s advantages of siting the building on the existing excavated area
and working with the rising landform behind the site will reduce any perceived
height and visual appearance within the area. Having a low building footprint,
introducing a heavily articulated building and angled design breaks down
massing of built form across the land area. Use of selected facade elements,
large facade glazing sizes, a signature canopy entry, various rgof pitching and
materials incorporating muiéa toped deitluprovidebéonaale dnteirddting building that
will not dominate the village landgcHseole purpose of enabling
its c0n51derat10n and review as
Utilisation of the locally |w 2\9189\?}1" pdﬁfﬁfﬁw‘%‘) % and through a
n sn

. . Nnning an IlVll‘OIl . .
reinterpretation of the buildli réglﬁ rmeand relse ??;)%e e dpjidin naterials assists
(Cla

to maintain local characte L{ﬁﬁ.é% r&mg)&%g&{rc@lryp}ent and heritage).
copyright
It is considered that the proposed development will assist to promote all season’s
visitation with the inclusion of the recovery centre that can be used throughout
the year by visitors and residents. Provision of accommodation and a service will
assist the economic development of the village and provides for employment
opportunities as supported within Clause 02.03-6, Economic development.

Clause 02.03-7 Transport, is advanced by the proposal with the provision of two
onsite car parking spaces and a drop-off/pick-up zone for visitors. As Falls Creek
Village is closed to vehicle use during the winter to promote ski in/ski out the
proposal will not result in an unsafe environment.

ADVERTISED
PLAN

RECEIVED
Department of Environment, Land, Water
and Planning

18 November 2024
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RECEIVED

7. Plannin g Elements Department of Env1r0nment, Land, Water
and Planning

7.1  Comprehensive Development Zone 18 November 2024

The land is included within the Comprehensive Development Zone Schedule 1
under the Alpine Resorts Planning Scheme.

o

Planning s ch’éﬁﬁé‘%ﬂﬁ@‘i‘hﬁ'ﬂﬂﬂd‘%%%ﬁ?@\?ﬁﬁﬁ%)

purpose which may breach any
The purpose of Schedule [, Alpine Villagé&dgyright

e To encourage development and the year round use of land for a commercially
orientated, alpine resort.

e To provide for residential development in a variety of forms in an alpine environment.

e To encourage development and the use of the land which is in accordance with
sound environmental management and land capability practices, and which takes
into account the significance of the environmental resources.

e To provide for the integrated development of land in accordance with a
comprehensive development plan incorporated in this scheme.

The proposed development is consistent with the purpose of Schedule 1 as it will
offer accommodation for visitors available year round and the modern design will
contribute to the variety of building styles that exist throughout the village. The
design of the development responds to the natural environment through the
retention of remnant vegetation and minimising additional earthworks. The result
is an integrated site responsive development as sought by the CDZ1.

Schedule 1 to the CDZ is Alpine Village. Sub-clause 2.1 advises that land to be
used for accommodation must meet certain requirements which will be met by
the proposed development:

e The proposed development will be connected to reticulated sewerage.

ADVERTISED
P LAN 19370 Report
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The proposed development unit will be connected to a reticulated potable
water supply.

The devlopment will be connected to reticulated electricity supply.

All services will be provided underground.

A planning permit application to construct a building or carry out works (including
the removal of native vegetation) must be accompanied by the information
requirements in sections 4.3-1 to 4.3-3 as appropriate.

In accordance with sub-clause 4.3-1 Buildings and works the application is
supported by:

A plan set drawn to scale which shows the boundaries and dimensions of the
site, existing conditions, adjoining roads, location and height of buildings and
works on adjoining land, relevant ground levels, layout of existing and
proposed buildings and works including existing vegetation, driveway,
carparking and loading areas and proposed landscaping.

Elevation drawings to scale including a schedule of colours and materials.

Details of site SetbaCkSﬁl%dcgﬁm&tlpl'é”gm%%made available
Schedule of exterior materidi& dtfselsIpuirose of enabling

) its consideration and review as
Roof plans showing foofpslopasplsnares sheaps aig@asshéenow management
proposals and surrourjdinBlpedestidrfaréasment Act 1987.

. . The document must not be used for gn
Details of pedestrian aCCERR A ngglr%;mamthyﬁ\g I

network. copyright

pcal pedestrian

Preliminary geo-technleal-assessment:

In accordance with sub-clause 4.3-2 Native Vegetation the application includes:

A plan to scale together with a detailed flora and fauna assessment prepped
by Biosis (5 July 2024) showing the location of all vegetation on site the
location and description of all native vegetation to be removed, extent and
type of native vegetation, number and size of any trees to be removed and
the Ecological Vegetation Class and location of all native vegetation to be
retained on the site.

A written explanation of the steps undertaken to avoid vegetation removal,
minimise the removal of native vegetation and offsetting the loss of
vegetation.

An assessment of the effect of the development against Guidelines for the
removal, destruction or lopping of native vegetation (Department of
Environment, Land, Water and Planning, 2017).

An assessment of the effect of the development on any flora and fauna listed
under the Flora and Fauna Guarantee Act 1988 has been included in the

Biosis report. RECEIVED
Department of Environment, Land, Water

ADV E RT I S E D and Planning

P LAN 18 November 2024
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A Site environmental management plan in accordance with Clause 4.3-3 has
been prepared and advises of construction impacts including:

Soil and sediment control.

Surface treatments.
Site access.

Site office.

ADVERTISED

PLAN

Material set down area.

Lifting area.

Construction buffer and construction fencing.

Trees to be removed and retained.

Consistent with sub-clause 5.1 the proposed business identification sign is an
exempt sign as it is no more than 1.5 square metres and the top of the sign is
less than 3.7 metres from the ground level.

Pursuant to Clause 37.02
the requirements of Claus

Clause 58 Apartment Deve

-4 of the Zone an apartment developr
E158 objiivd planming schemele available
for the sole purpose of enabling

blopmishifgnsideration and review as

The proposed developme

standards of Clause 58

prowdes an assessment algalns

the following table.

Objective Comment

58.01-1

Application Requirements

part of a planning process under the
N PH% iBeand gé‘ indt"the
i e %? e

hpalls
i é Jveg%%?ﬁ?gp standgrds ar

nent must meet

objectives and
g commentary
d is provided in

Complies

An urban context report forms part of the Planning Report.
The suite of plans prepared by, Sendit.Archi details the
design response addressing constraints and opportunities of
the site and surrounds.

58.01-2
Urban Context Report

Complies

Part 2 of this report includes an Urba Urban Context Report
describing the subject land and surrounding properties.

58.01-3

Designh Response

Complies

A detailed Design response is contained at Part 4 of this
report.

Department of Environment, Land, Water

RECEIVED
and Planning

18 November 2024
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Objective Comment

58.02-1

Urban Context

Complies

The subject land is located within the Falls Creek Village
across two Crown Allotments Planning policy for the Falls
Creek Village seeks to maximise opportunity and consolidate
the village for a mix of residential and commercial
development.

Mutli-level accommodation developments are common
throughout the Falls Creek village, and indeed are anticipated
in order establish a sufficient supply of accommodation that
supports the viability of the resort.

Necessary services are available to service the land. The site
is accessible via the established road network which also
serves to facilitate pedestrian circulation throughout the
village year round.

The design of the development responds to the natural
environment through the retention of remnant vegetation and
minimising additional earthworks. The result is an integrated
site responsive development

58.02-2

Residential Policy

Complies
Fhls c 1ed document to be made available

licies relating to housing
is pr Vi l?g ETH%?{{ %&@r&q i
ﬁ the

n

58.02-3

Dwelling Diversity

Nefanning anm nt Act 1987.
The derspBee HECPANIAEY fgr less than 10
dwelngROSKFahiele ey beeqreh édisentially | the same layout

comprising 3 berrgorgkt with open plan Kitchen living and
dining albeit apartments 1, 3 and 5 are g mirror image of

apartments 2, 4 and 6. Apartment 7, the ‘Lair’, is a multi-level
apartment comprising four bedrooms and living rooms. The
Manager’s Studio is a one bedroom apartment located on the
ground level.

Integration with the Street

58.02-4 Complies
Infrastructure All necessary infrastructure services are available to the
subject land including water, sewer and electricity with
capacity to service the proposed development.
58.02-5 Complies

The proposed development has been oriented to front the
existing street with active interfaces. Attention has been given
to ensure a positive streetscape interface, with easily
identifiable entries, weather protection, entry statement and
large windows tol provide passive surveillance of the street.

Department of Environment, Land, Water

RECEIVED
and Planning

18 November 2024
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Objective Comment

58.03-1 Complies

Energy Efficiency All of the apartments are oriented to take advantage of the
northern orientation and make the best use of passive solar
energy. Excellent daylight provision will be afforded and living
areas have been located to the north side of the building.

Highlight windows across the side and rear also offer natural
light throughout the building.

The buildings outer envelope is predominately insulated
concrete panel creating a thermally sound 300mm structural
skin.

Double glazing will be utilised together with a thermal broken
frame system to reduce heat loss in winter and reduce heat
absorption in summer.

HAVC system is proposed to employ heat pump technology,
this system will extend to the infrastructure requirements of
the recovery centre.

Water efficient fixtures will be installed to minimize
the use of hot water and ultimately|overall energy
Tlﬁ?s&ﬁ)ied document to be made available
58.03-2 N/Aior the solﬁ of enabllng

Communal Open Space || [Papang Sg.g "1 ! pl| Wattmo
PR |s re

The (ﬁﬁﬁﬂﬁl@ ' ‘; : ding the building

ide for less than
phuired.

provides. o eorgcreation: nities, and the
development Qe,?gp% {r |mmed|ate broximity to the
surrounding ski fiel nd trails.

58.03-3 N/A

Solar Access to Communal | No communal open space is required with the proposed
Outdoor Open Space development as less than 10 dwellings are proposed.
58.03-4 Complies
Safety Entrances to the dwellings via common areas, stairwell and

lift will be clearly delineated through the provision of the main
building entrance. The entry is not isolated or obscured from
Christie Street.

58.03-5 Complies

Landscaping Landscaping throughout the village is primarily characterised
by indigenous alpine trees and plants. Remnant vegetation
is retained as much as possible

Existing native vegetation will remain along the northern and
southern boundaries of CA4B and throughout CA 2009.

The existing native vegetation on the site provides for the
effective canopy cover.

Additional landscaping will be introduced to the north of the
building with indigenous alpine species to assist with survival
rates and support biodiversity.

19370 Report
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Objective Comment

Falls Creek being an alpine Village has a significant local
policy to avoid car parking and access to lease sites that are
not located on Bogong High Plains Road, indeed during the
snow season and major holiday periods vehicles are
excluded from the Village to promote skier and pedestrian

Two car parking spaces are to be provided on site being a
single garage for the manager’'s residence and a single
vehicle garage within Apartment 7. On-street car parking
(four spaces) is available immediately adjacent to the subject
land (refer Drawing No. A207).

The new proposed crossover to the driveway is the only
vehicle access to Apartments 1-6 and the manager’s
residence. The additional vehicle crossing will not represent
a safety hazard given relatively clear sightlines and slow

The existing access at the south-east will serve Apartment 7.

The provision of one additional vehig¢le crossings is
osnsigérddlotunteanteto binimaale aisibiblimpact given the
con{tﬁethblyoleqmpmert;f&mtﬂgg

Parking Location

58.03-6 Complies
Access

safety.

speed environment.
58.03-7

def the

i VB o6 Mg t t adjoini
Sroonm e PR o “ﬁ%“?f,p‘;ﬂi ded by publc ca
parwl%gg%ﬂm matg;%}guggeaqynng wipter months.

Car parking is inipgraghd with the managel’s residence and
Apartment 7. On street car parking is oth@¢rwise accessible

being immediately adjacent to the site.

There is no expectation that on-site car parking be provided
to cater for visitors and guests, but the opportunity for pick-up
and drop-off points are expected for convenient access to
accommodations outside the ski season.

58.03-8

Integrated Water and
Stormwater Management

Complies

Runoff from roofs is not able to be collected as buildings are
not constructed with gutters to enable snowshed from roofs.
An integrated drainage system is developed throughout the
village to cater for runoff from roads. Individual sites are
otherwise drained to prevent water accumulating around
buildings, particularly arising from snow melt.

Department of Environment, Land, Water

RECEIVED
and Planning

18 November 2024
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Objective Comment

58.04-1 Complies

Building Setback Table 1 under the DDO2 prescribes setbacks for buildings.
The proposal has been setback 3 metres from side
boundaries and achieves a minimum setback of 6 metres
from buildings on adjoining sites

Apartment 7 is substantially separated from the main
apartment building albeit is attached to provide access
between the Driveway Level of Apartment 7 (The Lair) to the
Ground Floor Level of the main apartment building. The
separation between the two structures varies with less than
2m separation from the existing building on site and
increases to 4m at the south side of Apartment 7 and the main
building. While the separation between the two building
elements has an average distance less than 4m it is
considered the design objectives are otherwise satisfied in so
far as the narrower separation will not limit or restrict view
corridors from other adjoining sites or public areas and is
sufficient width to accommodate snowshed.

The sethack from the street is varied with some elements

being less than 6m from the street boundary however the
Tlaseespleﬂ ckmlﬁml’mmaliIe mmde:amaldidnw an appropriate

% s i DE ints of the site.
tranggarent and while
fdef|ooundary is not

t. qg\gfqggyn thg treet.

gﬁeﬁ@r&aﬂyl ss than 6m from
i he building the

street aspect isdgipgigiaintained.

The dncign has-also prinritienr{ the retention |arge and very

old snow gums and minimise earthworks in the south-east
behind Apartment 7. In order to afford adequate protection
to the trees Apartment 7 has a adopted a reduced street
setback at 2.0m.

On balance the proposed street setbacks are considered to
provide a balanced response to the features and constraints
of the site and the diversity of building scale throughout the

village.
58.04-2 Complies
Internal Views The design of the building has been carefully considered to
ensure that internal views into habitable room windows is
avoided.
58.04-3 Complies
Noise Impacts Noise sources, being the mechanical plant, are located on the

ground floor and have been designed to form part of the
building. Noise sensitive rooms are located distant from the
lifts and stairwells.

The property is not subject to any noise influence areas as
detailed at Table D5; however it is proposed to utilise double
glazing for energy savings and will also achieve noise
protection.

19370 Report
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Objective Comment

58.04-4 N/A

Wind Impacts The proposed building is less than five storeys reducing the
potential of generating unacceptable wind impacts within the
site or on surrounding land.

Setbacks from adjoining development and dispersed building
layouts within the area reduces the potential for wind
tunnelling to occur.

58.05-1 Complies

Accessibility All dwellings have a minimum of 900mm at the entrance to
the dwellings. The majority of apartments provide a clear path
with a minimum width of 1.2 metres that connects the dwelling
entrance to the main living areas or main bedroom and
adaptable bathrooms have been provided. The adaptable
bathrooms will meet Design Option A. (Compliance with
accessibility standards are highlighted on Drawing No. A506)

58.05-2 Complies
Building Entry and Individual entries to dwellings will be easily identifiable.
Circulation Visible, safe and spacious communal staifs and lift will be

Tlﬁ"soé’ﬁﬁdﬂotﬂﬁn%?’t'ﬂ“g% rﬂﬁ%f’ésﬁﬂllHBlE the ground floor

e e e standards are

highlighted onfeaviing No. / 6)
: 7 ‘ y ater
e Ebel e{mourc

apoich ORSLrAiG HO¥ (O _’*f ing cervises an

of natural light,

clear sight lines
The 86 cIAEIRAsMBRBNERE & b hgve| peparate access
from Christe SHeel o Breoach o
58.05-3 Complies copyright
Private Open Space Apartiments—1=6eaciT corntaiT two_pafcores in a combined

area of 14m2 and the minimum dimension of the larger
balcony having a minimum width of 2.2m exceeding the
minimum width of 1.7m.

Apartment 7 will be provided with 21m2 and the minimum
dimension is met.

58.05-4 Complies

Storage Each apartment will be provided with 34 cubic metres storage
within the dwelling through the provision of dry storage,
kitchens, and wall robes.

Apartment 7 is provided with ample internal storage 95.6
cubic metres and secondary storage accessed from the
internal car parking space.

Storage capacity of the apartments meets the requirements

of Table D10.
58.06-1 Complies
Common property All areas retained within communal areas are functional yet

attractive, and are clearly delineated from private apartments.
Ongoing management will be facilitated by the head lease
holder.
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Objective Comment

58.06-2

Site Services

Complies

Site services have been accommodated within the building
and screened from public view. The services are enclosed,
easily accessible and have been designed to be waterproof.

58.06-3

Waste and Recycling

Complies

Like all Alpine Villages waste and recycling enclosures are
contained within purpose built waste enclosures on the street
to facilitate waste collection.

58.06-4

External Walls and
Materials

Complies

The proposed external walls use materials appropriate to the
preferred future character of the area prescibed by the
Design and Development Overlay 2. The materials will
endure and retain their attractiveness. All materials do not
deteriorate easily, weather well and are resilient to wear and
tear. The materials are also dictated by the need for a BAL-

A0 tra ot + o = baactihl 1
40-constructon-standard-tren-combustibleymaterials).

58.07-1

Functional Layout

[5:€ B¥Yi€ document to be made available

£ minimum width
areas meet the
D12.

Natural Ventilation

58.07-2
tohomosclmooch o )

Room Depth In the cases whe) r[gﬁiit;g[ﬁ are singlé aspect| habitable rooms,
they do not exce room depth of 2.5|times the ceiling
hrefght—amndoperptamtiving—and—dining—areas have a depth
less than 9.0m with the kitchen the furthest from the window.

58.07-3 Complies
Windows All habitable rooms have adequate daylight provided through
windows and glazed doorways to balconies.
58.07-4 Complies

The design of the development maximises openable windows
and doors, within reason given the need to treat openings
carefully given the climatic conditions. The maximum breeze
path through the dwellings are well less than 18m.

Decision Guidelines

It is considered that the proposed development positively addresses the decision
guidelines contained with Sub-clause 6.0 Decision guidelines of Schedule 1:

e The proposal enjoys strong planning policy support contained within the
Planning Policy Framework and Alpine Resorts Planning Strategy.

e Being located within Falls Creek Village the site is well suited to
accommodate the development as it will be connected to all utility services.

19370 Report
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e A preliminary geotechnical assessment has been undertaken and advises
that the residual geotechnical risk associated with the development is low.

e There is the need to remove vegetation to facilitate the development.
Vegetation removal has been minimised through the siting of the
development on the more disturbed areas of the site, allowing for a
foreground and backdrop of native vegetation.

e The application is supported with a Flora and Fauna Assessment that
confirms the proposed development will not have a detrimental impact on
protected flora and fauna species within the alpine environment.

e The locally recognised existing stone building on the subject land has been
incorporated into the design and has been reinterpreted as part of the
proposal.

e Siting of the proposed development has taken advantage of the existing site
cut and benching of the land. Utilising the landform allows for the height of
the building to be minimised and any visual impacts are reduced with the
height of the landform and buildings to the south of the subject site rising
above the proposed built form.

e Materials and colours 1%9 gcmeﬁ{t'lt;sl%dm ?ifé%@taim _rials commonly

used within the villag g to blend into

e The lease site is wel setﬁ?ﬁk
approximately 70 me §be Ind a
built form from the ma

Iains Road by

. Vlew sharing has bee consmously cGﬁBYdE&léd as part of the| design process
d thoughtfully on
the site and use of angled roofing form to allow surroundlng buildings to
maintain vistas and views (refer view analysis that demonstrates and
illustrates view sharing).

e The development will utilise the existing driveway to the Lair and will provide
for a new driveway to the main apartment building. The provision for onsite
car parking and a drop-off and pick-up zone strikes the balance between
vegetation retention, use and enjoyment of the building and reducing
pressure on off-site car parking areas.

e Provision for a drop-off and pick-up zone will provide for the opportunity for
loading and unloading onsite reducing reliance on Christie Street.

e The design has incorporated an active frontage to the streetscape with the
use of large glazed windows to the Recovery Centre and ground floor the
main apartment building. Pedestrian access to the building has been
encouraged through the central entrance canopy providing for weather
protection, use of central stairs to the common area and all abilities access.

e External pedestrian access around and to the development has been
integrated into the public pedestrian walkways encouraging permeability

through the precinct.
ADVERTISED
P LAN 19370 Report
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e Allowance for a back-of-house area within the building provides for storage
and services convenient to the manager’s area.

¢ Roofing design has had regard for the need to manage snowshed away from
access areas and pedestrian pathways. Snowshed will be contained within

the lease site. ADVERTISED
PLAN

The lease site is subject to the Design and Development Overlay Schedule 2,
Falls Creek Alpine Resort Village

7.2 Design and Development Overlay
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Planning scheme overlay mapping (Source: VicPlan)

Map 1 to the Schedule informs that the subject site is located with precinct Al.
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The proposed development is considered to satisfy the Design objectives of the
Schedule. The following response is provided to the Design Objectives:

Design Objective Response

To ensure that the Falls
Creek Village presents an
identifiable, memorable and

It is considered that the contemporary design of Taris
Apartments will contribute to the identity of Falls Creek village
at a size and scale appropriate and comparable to

development in the Falls
Creek Village is sympathetic
in scale and location to the
landscape, trees, and views.

unique image at an | established development.

appropriate scale and

density.

To ensure that new | The proposed scale of the apartment building is sympathetic

with the scale of built form within the village and with
surrounding buildings (Ripparoo, St Trinnians and Husky
Apartments). The building height has generally been kept to
11 metres with a minor increase of roof space to assist with
snowshed. Use of the existing site cut, designing the building
to step down west to east, a recessed and articulated facade
and broken-down form all assist the building height to

respectfully sit within the landscape contexi.

To ensure buildings ar
articulated and fragmente
in form and are sited i
response to topography.

ith the intention

to smllt e o‘i Hinl 5 in 'o' Ut ach expressing
Eii;f ﬁnaj’d Thristie Street.
0 ap s under the
TPBlﬂlﬁﬁigl’hﬁ %ﬂ;&q miasctiiiged the lexisting levelled
‘Flﬁ@dﬂﬂﬁ YaF 0

Rinfse ;i%ther earthworks and

copyrlght

To ensure development is
not visually intrusive when
viewed from Kkey public
vantage points within the
Village and adjoining ski
fields.

The proposed development will not compete with the Village
Plaza precinct as the village centre and focal point for Falls
Creek. Through a combination of setbacks, fragmented form,
articulated building fagade and use of stepped form will not
undermine the strong architectural presence of the village
centre.

The proposed development will not be visually intrusive when
viewed from key vantage points within the village. Views from
Bogong High Plains Road, Slalom Plaza Precinct and Gully
Precinct towards the development will be shielded and
disrupted by surrounding buildings and Snow Gum canopy

To ensure that the scale,
height and setbacks of
development reinforce
Village Plaza precinct as the
Village Centre and focal
point of Falls Creek.

The size and scale of the proposed development is
comparable to other accommodation buildings outside the
Village Centre precinct. There are examples of numerous
buildings within the Al precinct at four or more stories. The
setbacks will maintain appropriate separation from buildings
on adjoining other properties at 6 metres or greater. The
building is setback generally 6 metres from the street albeit
some reduction is proposed by incorporating the existing
building on the land, retaining significant trees and minimising
earthworks.

ADVERTISED
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Design Objective Response

To ensure building design
provides a visually
attractive interface with the
public domain, particularly
within the Village Plaza and
Village Bowl precincts and
along Bogong High Plains
Road.

Bogong High Plains Road.

The design of the building offers a contemporary design that
is unique from other buildings elsewhere in the village. The
site is not located within the Village Plaza, Village Bowl or

To ensure view corridors
between buildings provide
opportunities  for  view
sharing.

Extensive investigation of view corridors has been conducted
to ensure view sharing is achieved with adjoining and

surrounding buildings.

To encourage the retention
of indigenous vegetation.

The design and layout of the development seeks to retain
significant trees and trees adjacent to boundaries.

To provide safe pedestrian

[

rﬁi?%

and skier linkages within th
Village.

L s L LU

illage will not be

%‘&I?&ﬁﬂ

De af‘ﬁtﬁﬁﬂ ?

part 0

Ei 'feﬂﬁﬂvdaWater
aﬂmqgmﬂﬁ?s under
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2.1 Building and Design R

equlr

The development plan s

a'n'nmg-auu TOITVIT UTITITCTIC ﬂ\,l TI0 7.

copyright

The docug%ggf bgased for any

bt demonstrates that the design crit

bria have been

carefully considered.

The proposed building is a complex design to provide for a modern and

unique apartment building. To achieve this outcome the design utilises a
heavily angular built form, articulated northern and eastern elevations,
fragmented structural form and alternative facade treatment. In addition,
siting of the building has been challenging to ensure native vegetation
removal is minimised. The resultant proposed building will encroach within
the Christie Street setback however, the proposed setbacks are considered
acceptable within the context of the area and to develop a positive built form.

The reduced setbacks are justified in this case:

©)
boundary.
©)
buildings main entrance.
©)
(@)

west to east.

ADVERTISED
PLAN

Allowing the proposed building to follow the varyig alignment of the street
Provides for visual interest within the streetscape announcing the

Breaks down the building mass through a central setback or void.
Ensures a transition of building front setbacks along Christie Street from
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o Ensures the locally recognised stone building on the land can be
maintained and incorporated into the apartment building.

o Good internal amenity within the apartments is achieved through weather
protection and privacy screening.

e The amenity of surrounding sites will be maintained by the proposed
development. The building will nestle into the site given the land’s benching
and with a rising landform to the south of the site provides for view sharing.

e Setbacks to the east, west and south have been achieved to create view
corridors.

¢ No overshadowing of public spaces will occur from the proposed building’s
height and reduced frontage setback.

e The built form proposed on the site steps with the slope of the land from west
to east and consequentially reduces in height.

e Providing for a reduced front setback lets the building incorporate a central
void in the main building element thereby reducing massing and the front
canopy accentuates the ground floor of the main structure, reducing any
perceived visual impacts within the streetscape.

e Reduced frontage setl)glclzﬁsc ﬁﬁﬁd% crauent 1e Ee mvz\'/dﬁié‘éa%m? Christie Street

n
h
due to a concrete snov reteq@&ﬁé‘ﬁgﬁmﬁ&&%@ Efjildin 's entry canopy.

e Pedestrian and skier [movérheht RAHIRGREC S e "BBHHASry and linkages to
roads will not be impege lanning and Environment Act 1987.

he d t t
® rorposewhich mIMERTISED

2.2 Native Vegetation Retention copyright PL A

Below is a response to each of the requirements that should be met for the
construction of a building or construction or carrying out of works:

Requirement

Response

The construction of buildings
should not result in a net loss
of indigenous vegetation.
Compensatory planting will be

required in alternative
locations if it cannot be
contained on site, in
accordance with the key
principles of the Native

Vegetation Framework.

Removal of some naive vegetation is necessary to
accommodate the development on the site. Current native
vegetation controls do not enable an offset to be provided
on site meaning a third party offsets will be purchased to
compensate for the vegetation losses.

RECEIVED
Department of Environment, Land, Water
and Planning

18 November 2024

Removal of vegetation along
the frontage to Bogong High
Plains Road should be
minimised.

The subject land does not adjoin the Bogong high Plans
Road.
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Requirement Response

Development should be | The land is situated on a northern slope. Canopy trees are
constructed so that is it | established on the north side of Christie Street and on
generally level with, or below, | Crown Allotment 2009 above the building site. The
the top of the tree line. proposed building will not extend above the eight of canopy
trees to be retained on the upper slope gj't_he subject land.

Subject site

View toward subject and from Bogong High Plains Road

la nl'l
Thyscop

Where possible, developmant Vﬁ%}éﬁ'ﬁoﬁ?@cﬁ’éﬁ@ﬂsﬁ)‘)ﬁﬂ'ﬁbhﬁgm corer of the subject
should retain all vegetation pn | la ‘}i%r?!s‘il?éafﬁén R aexien)aks retaihed and provide
site that performs a screenipg |Rstieehihg!apaieeppcesstHadgipiesiopes of CA 2009 will
function. Phisnprgvid Sonaeringmicot SIS 'Stregt
T'he document must not be used for any
purpose which may breach any
copyright

Visual interruptions to the [ The development will not cause an interruption to the
treed skyline should e | skyline.

minimised.

Vehicle and pedestrian access | Vehicle and pedestrian access points are combined and
points should be combined
where possible to minimise
vegetation removal and visual
impact on the street frontage.

2.3 Materials and Finishes

Wall materials will be a combination of metal sheet cladding, painted steel finish
Colorbond, Glenrowan granite and concrete. Roof material is profiled metal and
colours will be of muted tones.

ADVERTISED RECEIVED

P L AN Department of Environment, Land, Water
and Planning

Decision Guidelines 18 November 2024
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DDO2-Al Response

Maximum Height The subject land has been previously subject to earthworks
: that have altered natural ground levels. The calculation of the
Requirement: building height has been made based on the projection of

: : natural ground levels across the excavated area.
The maximum height of any

part of a building is 11 | A detailed analysis of the building height has been prepared
metres above natural | and depicted on Drawing No. A401 - A408 with both two 2-D
ground level. A permit may | and 3-D elevations.

be granted to increase the
height of any roof structure
to 15 metres, provided not
more than 33% of the roof
area exceeds 11 metres in

Some aspects of the roof will exceed 11 metre in height
above natural ground level however the proportion of the
development greater than 11 metres in height is limited only
to roof area. The roof area greater than 11m in height is
limited to 29% of the total roof area.

height.

Minimum Setbacks The setback from the street is varied with some elements
: being less than 6m from the street boundary however the

Requirement: areas of encroachment are considered an appropriate

response to the characteristics and constrajnts of the site.

6 metres from a boundary

with a road frontage T.he fron %ntry canopy.is open and, trﬁjw parent and while
T'&&sﬂa}ﬁé frLean MoswEy 6 e GRe| boundary is not
3 metres from any other sitd | condRictBe #igaiH® Mt etldiiom the street.

boundary The &XiS# Site readyl ss than 6m from
theastreea’plE ah@wepltpesing| the building the
Average of 4.5 metres from S]ﬂ;ﬁ"ﬁmﬁ? in tetivhet. 1987.

St 9 on e SAME e desiynchd: 3Gk Mentign large and very

old BYEROGEMDIEAd AN L 2B works in the south-east
6 metres from any othel | hehind Apartmé&fP7 8 torder to afford adpquate protection
building on an adjoining sitg | iq the trees Apartment 7 has a adopted la reduced street

setback at 2.0m.

‘..vug

On balance the proposed street setbacks are considered to
offer a balanced response to the features and constraints of
the site and the diversity of building scale throughout the
village.

Maximum Site Coverage
The development site has an area of 1507mz2. The proposed
development results in a total site coverage of 29% of the site

40% of the total site area area.

Requirement

The proposed development will make a positive addition to the streetscape within
the area by providing a contemporary building within Falls Creek Village, that will
protect the amenity of surrounding development, provides for snow shed within
the lease boundaries, retains the maximum amount of native vegetation as
practical and complements the alpine character of the village.

RECEIVED
Department of Environment, Land, Water
and Planning

18 November 2024
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ADVERTISED

7.3 Bushfire Management Overlay 1 PLAN

The subject land is contained within the Bushfire Management Overlay 1.

—fts constde

Planning sd he%ﬁﬂ‘@@kflﬂﬂﬂ@’}ﬂ&éﬁk"iﬁﬁieY'ﬁﬁ'a”)

Planning and Environment Act 1987.
Pursuant to Clause 44.06-BheddResmik itistaguietsefohrhuidings and works

associated with accommogationpangbkeistiiehandy leeteation.
copyright

In accordance with Clause - ication | tailed Bushfire
Management Statement prepared by Terramtrix. The assessment includes a
Bushfire Hazard Site Assessment and Bushfire Hazard Landscape Assessment.

In short, the report advises that with respect to the Bushfire Hazard Site
Assessment that there are relatively small patches of unmanaged Woodland
vegetation beyond Treatment Plant Road with remaining vegetation in the
assessment area being modified vegetation with a 15 degree downslope.

The Bushfire Hazard Landscape Assessment advises that the broader landscape
is one of potentially extreme bushfire risk and a bushfire could approach from any
direction, over many kilometres, however areas of land within and around the
village have been significantly modified to provide for ski runs and the like.

The assessment concludes that a Bushfire Management Plan can be
implemented that provides for a BAL-29 construction standard, which is
enhanced by all external building materials being non-combustible.

RECEIVED
Department of Environment, Land, Water
and Planning

18 November 2024
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The bushfire assessment was reviewed by the CFA with the previous application.
The CFA did not agree entirely with the assessment and required an amended
Bushfire Management Plan to be provided however the recommended
construction standard of BAL-29 was accepted with further vegetation
management required to be undertaken.

Further discussion have been undertake with a Fire Safety Officer from FRV,
representing CFA. As a result of the discussions it had been determined
construction standard of BAL-40 be adopted consistent with the substituted
approved measures contained in the table at Clause 6 of Schedule 1.

A Bushfire Management Plan is included prescribing a construction standard of
BAL-40 and requirements for the management of vegetation consistent with the

pre-application o-liscussions. ADVERTISED
7.4  Car Parking PLAN

The planning application seeks a reduction in car parking. In accordance with
Table 1 of Clause 52.06-5 the seven dwellings require the provision of 15 car
spaces on site and 1 visitgr space.

This copied document to be made available
The indoor recreation facility is &use otk RobicH 48akbspecified in Table 1 of
Clause 52.06-5 as such before tﬁ%cﬂgél"(%ﬁ‘i‘i‘i’fbﬁ&ge&‘&?”ﬁ'érklng spaces must be

provided to the satisfactio Oflmmnlng aneronment c(ie;9t;1‘;.

d t t not b f
It is proposed to provide two caerpqt:?f‘ﬂsmen mus no elf; gﬁ{f [Sav ng a shortfall of

onsite car parking spaces| Application reg%g@ ts and decisign guidelines for
permit applications at Clause 52.06-7 advises that a Car Parking Demand
Assessment must accompany an application.

Car Parking Demand Assessment

It is considered that the reduction of car parking associated with the development
is appropriate:

e Falls Creek is an unusual environment as opposed to other urban. During the
winter period the village is closed to vehicle traffic to provide for skier and
pedestrian safety and promote the village for ski in and ski out experiences.
As such the resort has invested significant resources in providing public car
parking areas along and north side of Bogong High Plains Road to facilitate
village visitor parking. It is therefore considered that the shortfall of onsite car
parking can be accommodated within the public car parking areas and as is
encouraged by resort management.

RECEIVED
Department of Environment, Land, Water
and Planning

18 November 2024
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Village car parking

y
b %
%

- o — - B 2 ) K o P NS
Public car parking within 400 metres of the subject site (Source: Google Earth)

e Being within an alpine environment car parking demand varies significantly
with colder months having the most demand and least demand seen during
warmer months. The greatest demand for car parking resulting from the
development will be during colder months when the village is|closed to traffic.

i ied d ttob de available
e The recovery centre e .-', 2 .;,i aa-batrg-JHne to October,

A0S

seven days a week bgfween;1 lt—.,e%, SonoAllother times the|lecovery centre
A . AN [ ) I LI

will be open only d ;-,:;‘E o b .‘r-‘

O Sl T dfoup bookings.
Operating times will reduda thedemamns

Ok

: ~z'.~-u‘: and during the

snow season vehicle i dd'Irciduamg; .E‘Au.-—fg u,‘:';z patikoonthe (fland due to the

village closure to vehlgles—pusposenhich-rmay-broach-as

: : copyright L

e |tis considered that long stay car parking required onsite is for the manager
of the building. This demand is met with the provision of two onsite car parking

spaces.

e Short stay car parking demand is required when visitors attend the building
for holiday breaks. It is considered that the extensive car parking areas
developed throughout the village and only a short distance from the subject
land, will can accommodate this demand.

e Falls Creek provides for transfers to accommodation from public car parking
areas in the winter period reducing the need for onsite car parking.

e Provision for a drop-off and pick-up area onsite allows for visitors to be
transferred to accommodation or the recovery centre without the need to rely
on onsite car parking.

e The public car parking at Falls Creek is located within close proximity to the
subject site allowing for easy pedestrian access to the building.

e Falls Creek is able to be accessed via the Falls Creek Coach Service which
includes pick-up and return from major centres such as Melbourne and
Albury.

o Falls Creek is a compact village and is pedestrian and skier friendly reducing
the need to provide for onsite car parking.

19370 Report

CV’OWTVIQT&SGCIQTPM Ltd



Department of Transport and Planning Page 44

7.5 Native Vegetation

A planning permit is required to remove, destroy and lop native vegetation in
accordance with Clause 52.17-1 of the Alpine Resorts Planning Scheme. High
regard has been had to apply the three step approach in accordance with the
Guidelines for the removal, destruction or lopping of native vegetation
(Department of Environment, Land, Water and Planning 2017) being avoid native
vegetation removal, minimise native vegetation that can no be avoided and offset
native vegetation loss resulting from the biodiversity impact.

It is proposed to remove 0.068 hectares of native vegetation resulting from the
proposal. Four large trees will be lost which are contained within patches of native
vegetation and the offset required is 0.038 general habitat units.

A Flora and Fauna Assessment has been prepared by Biosis (5 July 2024) and
is included with the application. The assessment determined that native
vegetation within the study area is Sub-alpine Woodland and introduced
vegetation.

The assessment found that no referral to the Federal Government is required
under the Environmental Protection and Biodiversity Conservation Act 1999 as a
result of the development.

In accordance with the Flora and Fauna Guarantee Act 1988 should any
protected flora require removal as part of the project a protected flora permit will
need to be sought.

ADVERTISED
PLAN

RECEIVED
Department of Environment, Land, Water
and Planning

18 November 2024
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Three Step Approach

Consideration has been given to ensure the three step approach to removal of
native vegetation is achieved:

e The building is to be located to utilised the most disturbed area of the site
(being the existing cut) where native vegetation is less prominent.

e The building design has been set forward on the site to reduce impacts to
native vegetation to the south along the embankment and 22A Slalom Street.

e Building footprint has been minimised to avoid impacts on native vegetation.

e An arborist was commissioned to determine possible impacts to tree
protection zones and determine if trees could be retained. This process found
that six large trees within the study area will not be impacted by the proposed
building and can be retained.

e Native vegetation to be lost will be offset via a third party in accordance with
the guidelines.

e A Site Environmental Management Plan has been prepared that will ensure
the existing access is Uitilised during construction and materig storage, waste
bins and site office will|d@looated dftsitenotavwicdhimpactdtblaative vegetation
to be retained. for the sole purpose of enabling

its consideration and review as
part of a planning process under the
Planning and Environment Act 1987.
sed for ang
nt

The provisions of Clause %2. Izleéiﬁﬁfm %T@ﬁ&ﬁf@ﬁi@’;&e Qpm

. S
or more stories.

7.7 Bicycle Facilities

comprising four
copyright

The proposed development is four storeys and contains eight dwellings. In
accordance with Clause 32.34-5 bicycle parking is required for residents at a rate
of 1 space to each 5 dwellings and for visitor/shopper/student at a rate of 1 to
each 10 dwellings. The sum of the requirements of columns 2 and 3 of Table 1
is 2.4 bicycle facilities, or 2 rounded down to the nearest whole number.

Secure and lockable bicycle facilities are able to be provided with generous
storage areas provided with each apartment and managers residence consistent
with the requirements for the design of bicycle spaces prescribed in Clause

52.34-6.
ADVERTISED
PLAN
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Department of Environment, Land, Water
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ADVERTISED

7.8 Stormwater Management PLAN

The purpose of Clause 53.18 Stormwater Management in Urban Development
is:

To ensure that stormwater in urban development, including retention and
reuse, iIs managed to mitigate the impacts of stormwater on the
environment, property and public safety, and to provide cooling, local
habitat and amenity benefits.

A stormwater drainage plan has been prepared in consultation with Falls Creek
Resort management. Our client has been advised to develop an all of site internal
stormwater management scheme which needs to be connected to the resort’s
stormwater drainage in Christie Street.

Clause 53.18-5, Standard W2

Due to the varying climatic conditions of Falls Creek the proposed stormwater
drainage design incorporates open swale drainage connected to pits and
stormwater pipes. Building construction standards do not engble stormwater
runoff to be collected and [€bsedoedthecsibent to be made available

for the solﬁ { enabllng
The use of open swale praigad En‘ﬁlﬁ Bﬁﬁﬂﬁf amef for receiving
part of a sunder

stormwater systems:

Planning and Env1r0nment Act 1987

e Stormwater is natura 3lnec lained ¢
events. copynght

e Solid wastes and litter are retained on the subject land rathér than entering
into stormwater systems.

e Snow is detained onsite allowing a natural release of snow melt reducing
stormwater volumes.

e Stormwater capture around the proposed building reduces the risk of
potential geotechnical issues.

e Sediment is captured onsite with reduced runoff into the resorts drainage.

g low rainfall

Clause 53.18-6, Standard W3

A Site Construction Management Plan and Site Environmental Management Plan
has been prepared as part of the application.

During the construction of the proposed development site management will be
carefully controlled to avoid detrimental impacts to the surrounding environment.

Potential sediment runoff through the use of sediment fencing will be installed
along the site’s downward slope (Christie Street frontage).

Vehicle parking and material set down areas will be restricted from the subject

land reducing site disturbance. Construction buffers will be provided for and will
be revegetated maintaining site stability.
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Construction waste material will be monitored and managed with skip bins utilised
and regularly emptied. No go zones will be enforced allowing surrounding native
vegetation to be protected and retained.

8. Conclusion

The proposed buildings and works, removal of native vegetation and reduction of
car parking at 1 Christie Street, Falls Creek is considered to accord with all
relevant provisions of the Comprehensive Development Zone 1, Design and
Development Overlay 2, Bushfire Management Overlay 1 and Erosion
Management Overlay 1 of the Alpine Resorts Planning Scheme. The proposal is
consistent with Planning Policy Framework and Alpine Resorts Planning
Strategy, has been designed to complement the adjoining properties, provides
for an innovative building design which will make a positive contribution to the
Falls Creek Village.

For these reasons we respectfully request that the Department of Transport and
Planning consider the merits of the application favourably and resolve to issue a
Planning Permit.

RECEIVED
Department of Environment, Land, Water
and Planning

18 November 2024
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