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EXECUTIVE SUMMARY

Urbis acts on behalf of MGS Architects and Loreto College, Ballarat. We are
instructed to lodge the current report and enclosed planning application
material, which seeks approval for the development of the “Mornane Centre”,
a new learning and innovation centre for Years 11 and 12 students within the
existing campus at 1600 Sturt Street, Lake Wendouree.

BALLARAT PLANNING SCHEME

The site is affected by the following planning controls and permissions:

ADVERTISED
PLAN

= A permitis required to remove,
destroy or lop vegetation (3 trees
to be removed)

Vegetation Protection Overlay,
Schedule 2 (Urban Character
Vegetation)

Table 1 — Applicable Controls and Permissions

ASSESSMENT SUMMARY

Overall, this report demonstrates that the proposal is an acceptable and
appropriate outcome for the site for the following reasons:

The proposal seeks to respond to pre-application feedback received

Special Use Zone, Schedule 5 = Buildings and [wWorks for —an

from both Cduncil and DTP through increased setback and landscaping

(Private Education
Establishment)

Design and
Overlay, Schedule 6
Character Area 9)

Development
(Urban

Design and Development
Overlay, Schedule 11 (Urban
Character Area 17 (West of

Pleasant Street))

Heritage Overlay, HO164 (West
Ballarat Heritage Precinct)

Heritage Overlay, HO126
(Former Mary’s Mount Convent
(Loreto Abbey))

Use is already establ|
permission is not req

No permit trigger, given works are

education centr
on existing cam

Buildings and w

Prii$ Wo&'éiéfjm%ument to be ma(feug%oamgf)le

pus) for the sole purpose(Gf en,a'mglgropose
'shed: its consideration and rev1ﬁj}§ﬂ§, utilisel

Jiredpart of a planning process under the
Planning and Environhént AThd 98dhited
brk¥he document must not be usezbfderapgra
purpose which may breachtragtscape,
copyright boulevard, W

| delivers much needed additional learning space for a
d campus, specifically for Years 11 and 12 students.

tural design response, a three-storey building of
y expression, sensitively sits within the broader
between heritage and contemporary forms along a major
ith suitable setbacks to allow for meaningful landscaping.

Buildings and works

Buildings and works

The propose

d centre is carefully situated to the south of the existing

open sports field, seeking to maximise ongoing utilisation of the
remainder of this open space for student activity whilst balancing
appropriate streetscape setbacks, and maintaining adequate fire rated
distancing from adjoining buildings.

The siting of

the proposed Centre seeks the removal of Trees 35, 36

and 37, which are of low to moderate retention value, whilst protecting
and retaining Trees 33 and 34, and offset by an extensive landscape

response.

entirely outside of HO126.

The proposal is complemented by meaningful landscaping with a strong
connection to Country through indigenous inspired planting and
landscaped features, facilitating rain-gardens, mounds, seating nooks
and new fencing.
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The heritage response is carefully considered, with the ground floor
facade to Hamilton Avenue and Sturt Street clad in red brick,
referencing the historic red-brick boundary wall, layered with a more
contemporary response at first and second storey. The College grounds
already accommodate other contemporary buildings, which this addition
complements.

The proposed setback from Hamilton Avenue moderates the impact of
the new building, creating landscaping opportunities to further soften its

appearance, respectfully contributing to the interwar residential

streetscape. The heritage streetscape will not be dist

introduction of the new College building on its existing campus.

The proposed centre will not result in an increase to students or staff,
with no resultant change in traffic, bicycle or waste outcomes required.

urbed by the

The proposal integrates various sustainable design i
in a BESS Score of 55%.

The proposal does not build over the existing easemgnt on tiig consideration and revie

It is further noted that the subject land is within an arg¢a ofPCuiirat and Environmen " g

Heritage Sensitivity. The enclosed Letter of Advice fr
heritage consultant identifies that no Cultural Heritage
Plan is required (nor recommended as voluntary), du

lilﬂ'ilgl %gpggatﬁtm%ment to be m f'.

part of a planning proces

b Ehguidiéiethent must not be used
e Managepeik which may breac
e to exemptions. copyright
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1. SITECONTEXT
11 SUBJECTSITE

The subject site (1600 Sturt Street) is a large parcel bounded by Sturt Street,

Morrison Street, Hamilton Avenue and Wendouree Parade.

of this proposal relates to the southwestern corner of the parcel which is

currently occupied by open sports field.

Key details of the site are as follows:

CATEGORY DESCRIPTION

The specific focus

Existing Open space at southwestern corner of Loreto College,
Conditions Ballart Campus.
Location Corner of Sturt Street and Hamilton Avenfﬁis copied document fotKe nia d
Area 30,354sqm (3.04ha) for the sole purpose ofg i
Frontages Sturt Street, Hamilton Avenue, Wendoureelti’%(r)gglqdera.tlon andy, S W &
, part of a planning process unde

Morrison Street Planning and Environment_.?@l_ﬁ%‘ &
Title Lot 1 TP954619 The document must not be used 2}*/’ ;

) _ purpose which may breaeh: x{ :
Vehicle Sturt Street Service Road along southern boundary of copyright o . e lE
Access site SN
Vegetation Tree line along the southern and western frontages.

Table 2 — Details of Subject Site
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1.2. IMMEDIATE SURROUNDS

North East

The subject site is bounded by Morrison Street to the East, a north-south
council street running between Sturt Street and Wendouree Parade. East of
Morrison Street is primarily low-density residential development, much of
which is subject to Heritage Overlay (Schedule 164).

Directly north of the site is Wendouree Parade, an east-west council street
running along the southern shore of Lake Wendouree. Lake Wendouree and
adjacent parkland is a popular spot for recreation for local residents, and is
subject to the Heritage Overlay (Schedule 223)

Picture 2 Residential properties directly east of subject site

Source: Google Maps, 2023
Picture 1 View from site north out to Wendouree Parade and Lake Wendouree

Source: 26 August 2025 Site Visit

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

ADV E RT I S E D Planning and Environment Act 1987.

L AN The document must not be used for any
P purpose which may breach any

copyright

URBIS
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West South

Directly west of the site is Hamilton Avenue, a north-south council street Directly south of the site is Sturt Street, a large east-west arterial corridor

running between Sturt Street and Wendouree Parade. The predominant carrying much of the traffic from Ballarat’s western suburbs into the CBD.

context is low density residential between Hamilton Avenue and Gilles Street, running between Bridge Mall in Ballarat Central to the east and Remembrance

primarily 1-2 storey dwellings. Drive in Cardigan to the west. Across Sturt Street sits Victoria Park, a large
public park that is one of Ballarat’s largest and most significant public open
spaces.

Picture 3 View from site towards Hamilton Avenue Picture 4 View along Sturt Street adjacent to proposed Mornane Centre

Source: 26 August 2025 Site Visit Source: Google Maps, 2023

This copied document to be made available
for the sole purpose of enabling

. iderati d revi
ADV E RT I S E D pa:'ttsocfozi1 ;lla?;::gnpigcezz‘szgeisthe
Planni d Envi t Act 1987.

P LAN Theag:)ncllfnillllt mlli‘s,;rl(l);ltnll)inuse(ci for any

purpose which may breach any
copyright

URBIS
LORETO COLLEGE, MORNANE CENTRE RFI REPORT SITE CONTEXT 3



1.3. SURROUNDING CONTEXT

The subject is located within the suburb of Lake Wendouree, a largely
residential suburb with significant parkland and open space. The most notable
feature of the suburb is the eponymous Lake Wendouree, a large man made

lake with a number of recreational uses surrounding it.

The subject site is around 3.5km from the centre of Ballarat CBD, with
connections provided to Ballarat Central and Ballarat Railway Station by
Route 26 buses, along with road connections via Sturt Street.

Key features of the surrounding contexts are listed below and are represented

on the adjacent map

1 Ballarat CBD (not pictured in map)

2 Lake Wendouree
3 Wendouree Railway Station — connected to V/Line regional services to
Melbourne and Ararat
4 Ballarat Botanical Gardens and Tramway Museum
5 Victoria Park
This copied document to be made available

for the sole purpose of enabling
its consideration and review as
part of a planning process under the
Planning and Environment Act 1987.
The document must not be used for any
purpose which may breach any
copyright
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2. PROPOSAL
21.  OVERVIEW OF PROPOSAL

The proposal seeks to provide students with modern, well-equipped
classroom, laboratory and studio spaces through the construction of a new
school building on the southwestern corner of the site. Proposed is a 3 storey
multi-purpose building for Year 11 and 12 learning spaces, on what is
currently underutilised grassed open space. There are no proposed increases
to student or staff numbers beyond the current intake.

Key details of the proposal are as follows:

ELEMENT PROPOSAL

Storeys Three storeys
This copied document to be made available
Key setbacks North — Not Applicable for the sole purpose of enabling

, its consideration and review as
East —4.4m to 13.2m to Mary’s MourB&@rbtfed planning process under the
(minimum fire rating distance) Planning and Environment Act 1987.
The document must not be used for any
South — 1.5m to 13.7m to Sturt St interfgearpose which may breach any

copyright
West — 0.6m to 1.4m to Hamiltor| Ave interface
Height (m) 13.5 metres (not including roof plant)
Trees removed Three (Trees 35, 36 and 37 — low to medium

retention value), with supportable TPZ

encroachment of retained Trees 33 and 34.
BESS Score 55

Student and staff No change to existing numbers

Table 3 — Details of Proposal
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2.1.1. Ground Floor

The predominant feature of the ground floor is the 6 proposed Innovation
studio rooms. These will accommodate a range of disciplines across the
science, technology, engineering, arts and mathematics fields, with layouts
designed to enable hands on learning experience for students.
Complementing these Innovation studio rooms will be two large lab spaces
located at the western and southern sides of the building, directly adjacent to
the Innovation studio rooms. The labs will be equipped with appropriate
extraction and ventilation, and provided with connections to power, water, gas
and data. Adaptable tech infrastructure will further be provided to support
required future changes.

Additionally, the ground floor will house a flexible learn space, a VCE-VM prep
kitchen with adjacent store, staff spaces, and other ancillary facilities. A large
shared communal space will be located centrally, acting as g-central-hub

2.1.2. First Floor

The first floor will accommodate 8 classrooms, with 3 general seating layouts.
These will be complimented by 2 large Year 11 breakout areas, one centrally
located between the western classrooms, and the other between the eastern
classrooms. A Winter Garden learning terrace will be provided north of the
western break out area, accessed by a door in the southeastern corner, along
with a smaller terrace area directly north of the eastern breakout area.
Additionally, a meeting room, two staff rooms and additional ancillary facilities.

Multiple points of access will be provided both externally and internally. The
terrace along the north side of the building will provide external access via
door adjacent to the meeting room. Internally, two points of stair access are
provided, one to the north of the staff rooms, and one along the southern wall
of the building. and Lift access is further provided adjacent to the southern
stairs—Sitting-stairs will be installed next to the northern stairs, providing an

between spaces. Access is provided in the form of an airlogk adjacent to the

prep kitchen. Access to upper floors is provided by two setq digsatopiededocument to be made available

impromptu meeting space for students and faculty.

directly west of the entrance and airlock, and the other adjapent tofiowdvatioke purpose':d%[fagli'nEirSt Fidor Plan

Studio B and the southern lab and prac space. A lift is further proviged elirddéyation and review|as .
part of a planning process und¢rthe- |+ - -
Planning and Environment Act[1987.£>

The document must not be used for a i

purpose which may breach any
copyright

adjacent to the southern stairway.

Figure 1 - Proposed Ground Floor Plan
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Source: MGS Architects Proposed Ground Floor Plan REV P5, February 2026
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Source: MGS Architects Proposed First Floor Plan REV P4, February 2026
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2.1.3. Second Floor
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The second floor will adopt a largely similar floor plan to the first floor with
some changes. It will also accommodate 8 classrooms, taking the total to 16
classrooms across the building, along with 2 Year 12 breakout areas in
identical locations to the Year 11 breakout areas below. The most notable
change is the inclusion of a Year 12 common area adjacent to the second
floor Winter Garden learning terrace in place of the sitting stairs included in
lower levels, providing a third collaborative space for students. Access will
solely be provided internally, with stairs and lifts provided in identical locations

to the floors below.

Figure 3 — Second Floor Plan
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Source: MGS Architects Proposed Second Floor Plan REV P4, February 2026
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2.1.4. Roof Plan

The roof adopts a flat roof form. A glazed skylight will be installed directly over
the void area down to the flexible learning space on the ground floor,
providing a source of natural light, along with a roof condenser plant which will
include 1.8m screening on all sides. There will further be 4 Solar PV arrays
installed across the roof, with 2 east of the roof condenser plant measuring
4200mm x 13200mm, with the other two to the north of the condenser plant,
one measuring 4200mm x 45110mm, and the other 4200mm x 22004mm.

A large canopy will be installed over external landscaped terrace and outdoor
seating area, with a number of small circular skylights punched through,
allowing nature light to reach landscaping and ground level.

Figure 4 — Landscape Concept Plan
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Source: MGS Architects Proposed Roof Plan REV P5, February 2026
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2.2. LANDSCAPERESPONSE

A carefully considered landscape concept plan integrates a strong indigenous
connection, grounding the architectural response within the site and local
context. Key features include habitat wall, integrated mounds, grasslands and
food sources, raingardens, boulder steps and new fencing. The updated
design intends to reflect both meaningful landscaping whilst also optimising
passive surveillance to the street and limiting any need for fencing which
would close off the interface to the public realm.

Figure 5 — Landscape Concept Plan
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Source: SBLA Landscape Architects & Urban Design, Landscape Concept Plan REV
D, February 2026
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3.  BALLARATPLANNING SCHEME

A summary of the key controls and policies is provided below.

3..  SPECIAL USE ZONE - SCHEDULE 5 (SUZ5)

The subject site is zoned Special Use Zone, Schedule 5 (SUZ5).

Schedule 5 relates to the use of land for private education establishments,
and primarily seeks to:

= Provide for the use of land for the purpose of a private education
establishment. This includes the use of land for a religious institution.

In accordance with SUZ5, a permit is not required for use of land for an
education centre (section 1 use) if that land is used in accordance with an
Outline Development Plan approved by the Responsible Authority. There is
not Outline Development Plan relating to the site, so education centre would
be a section 2 use. However, as the use is existing, it therefore will not require
a permit.

A permit is still required for buildings and works associated with a section 2
use.

It is noted that buildings and works (within the title boundary of the main site)
are exempt from notice requirements pursuant to Schedule 5 of the SUZ.

ADVERTISED
PLAN

This copied document to be made available
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3.2. OVERLAYS
3.2.1. Design and Development Overlay (DDO)
The subject site is subject to both DDO6 and DDO11

The overall purpose of the Design and Development Overlay is:

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

To identify areas which are affected by specific requirements relating to
the design and built form of new development.

A permit is required to construct a building or carry out works in land affected
by a DDO.

3.2.1.1. Design and Development Overlay — Schedule 6

The DDOG6 applies to Urban Character Area 9, which seeks to retain/enhance
traditional scale and setting of residential development on Wendouree
Parade. Pursuant to DDOB6, a permit is not required for the following:

= Internal alterations
Additions to an existing building which will not be visible from the street

Repairs/routine maintenance which do not change the appearance of the
existing buildings and works. The repairs must be undertaken to similar

details/specifications/materials

The following objectives are provided within the DDOG6 (as relevant):

The height of the front section of the building should be no greater than
two storeys.

Front sections of buildings greater than two storeys in height may be
permitted where it is demonstrated that an increased height would be

sympathetic with the character of the street.
Front setbacks are to be consistent with the dominant front setback on the
street block.

Side setbacks within 10 metres of the building frontage are to be
consistent with existing side setbacks on the street block.

On corner sites, where new development is to be constructed to the street
boundaries the building fagade and any proposed street verandah must
address both street frontages.

Vehicle crossovers should be no more than 3 metres wide. Wider

crossovers may be permitted where it can be demonstrated that they
would not be out of character with the streetscape or where a 3-metre-

wide crossover would be a safety hazard.

This copied document to be made available
for the sole purpose of enabling
its consideration and review as
part of a planning process under the
Planning and Environment Act 1987.
The document must not be used for any
purpose which may breach any
copyright
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A
3.2.1.2. Design and Development Overlay — Schedule 11 s
DDO11 applies to Urban Character Area 17 (West of Pleasant Street). It sets 8 soa | gy | B
out to retain and enhance Sturt Street as a gracious and formal nineteenth
century boulevard, which is an urban character of special significance to the § 305 E
City of Ballarat. 5

:‘; 303
The following buildings and works requirements apply to an application to

construct a building or carry out works: e

301

= Building heights should be no greater than two storeys.

Higher buildings may be permitted where it is demonstrated that they :
would be sympathetic with the character of the street. Coburn w
ay
A building greater than two storeys in height may be permitted on the
existing school and convent sites if the proposed develgpment ‘
complements the height and mass of the existing buildihg complex.

1706

= Roofs visible to the street are to be pitched and at an ai ;}rllél?ocﬁ‘%lf documneng (0 DTS %wallable
existing roof pitches in the street block. orthe sple purpose of ena bling TS

its consideration and review as

» Front setbacks are to be consistent with the dominant fiont getbaok ayftamning process under the
street block. Planning and Environment Act 1987.

= Side setbacks within 10 metres of the building frontage areT lléeb((iaocument llln ulft not Ee usel:1 for any
consistent with existing side setbacks in nearby sectiony of thePSHFRASE wine m'a{lt reach any

copyrig

On corner sites, where new development is to be constfucted to the street

boundaries the building facade and any proposed street verandah must
address both street frontages.

External construction materials are to be sympathetic with existing
materials and colour tones in the street.

Design details are to be sympathetic with existing building details in the
street, particularly window shapes, eaves and verandahs.

Pursuant to Clause 43.02-2 a permit is required to construct a building/

Pl
=
construct or carry out works for a development greater than 5m (must be 'ﬁ
finished in muted tones and colours), and the construction of a fence if v —
] . @ @ —
specified in a schedule to the overlay. ”
% % 1535

B subject Site
Oak o Subject Area

Design and Development Overlay

s ol 100 ](J(A)
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3.2.2. Heritage Overlay 3.2.2.2. Heritage Overlay — Schedule 164
HO164 relates to the West Ballarat Heritage Precinct (under incorporated plan

The Heritage Overlay sets out to conserve and enhance heritage places of ] : :
Ballarat Planning Scheme Heritage Control 2004). HO164 applies to the

natural or cultural significance. Pursuant to Clause 43.01-1, a permit is g ] ¢
western portion of the subject site

required to demolish a building and construct a building/carry out works
Tree controls and solar energy system controls apply, and the site is not

Szs2aily [0 SRR TN = e e R 1AL registered to the Victorian Heritage Register.

HO126 applies to Loreto College Mary’s Mount Campus at 1600 Sturt Street.

HO126 covers the eastern half of the campus, and solely relates to the
Former Mary’s Mount Convent (Loretto Abbey), being labelled as ‘Former Thi ied d ttob d ilabl
Mary’s Mount Convent (Loreto Abbey) 1600 Sturt Street, Lake Wendouree’. 'S c?ori‘lihe Soocl:mﬁll} o(;e s;:::a;li:’al able
HO126 is registered on the Victorian Heritage Register — VHR H1017. S derlz tiol?l it af

part of a planning process under the

Planning and Environment Act 1987.
The document must not be used for any
purpose which may breach any
copyright

Subsequently, separate permission will be required from the Victorian
Heritage Register for any buildings and works. There are no proposed

buildings/works within HO126.
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3.2.3. Vegetation Protection Overlay — Schedule 2
(VPO2)

The site is affected by the Vegetation Protection Overlay — Schedule 2
(VPO2). The overall purpose of the Vegetation Protection Overlay is to protect
areas of significant vegetation, ensure that development minimises loss of
vegetation, and to encourage the regeneration of native vegetation.

The following decision guidelines are provided at Clause 42.02
= Whether the proposal meets the vegetation protection overlay objectives
= The impact that the proposed tree removal would have on

The character of the area

The appearance of development on the site TR

= For any proposal to plant new trees on the site, whethef Teipcopdsddocument to be made a :
species are consistent with the character of existing vegetatiorfoziifiéh®le purpose’of enabli ‘

proportion of new trees that would be semi-advanced of advanggd ihsideration and review as

= Whether the lopping or removal of the vegetation is appropr%td'&feaitglanning. process under the
age or heath. Planning and Environment Act 1987.

The document must not be used for any
Pursuant to Clause 42.02 of Schedule 2 of the Vegetation Hrotectign &h¢@a¥hich may breach any

a permit is required to remove, destroy, or lop a tree that is pt least 4m high copyright

and located within a private front garden or within the road feserve. A permit is

not required to prune a tree to improve its health or appearamnce;, provigedits

normal growth habit is not impeded.

Morrisonrst

The three trees proposed for removal, Trees 35, 36 and 37, are described as
follows:

= Tree 35, Aesculus hippocastanum or Common Horse Chestnut (Exotic
Deciduous), tree height 5-10 metres, Graded “B”

= Tree 36, Arbutus unedo or Irish Strawberry Tree (Exotic Evergreen), tree
height under 5 metres, Graded “C” 1

= Tree 37, Acer pseudoplatanus or Sycamore (Exotic Deciduous), tree
height 5-10 metres, Graded “B”

oak ave [ Subject Site
z&” o Subject Area
& . Vegetation Protection Overlay

(&) © Urbis Ltd. A




3.3. AREA OF ABORIGINAL CULTURAL HERITAGE
SENSITIVITY

The subject site falls entirely within an ‘area of cultural heritage sensitivity’.
Pursuant to Clause 15.03-2S (Aboriginal Cultural Heritage) an application

within an area of sensitivity is subject to the requirements of the Aboriginal
Heritage Act 2006.

Areas of Aboriginal Cultural Heritage Sensitivity are located at areas of
particular cultural heritage importance and are often located around water
sources and other important sites.

An Education Centre is considered to be a ‘high impact activity’ under the
Aboriginal Heritage Regulations 2018, which can result in a requirement to
provide a Cultural Heritage Management Plan to allow buildings and works at
a site (that has not already experienced significant ground disturbance).

However, there is an exemption in the Aboriginal Heritage Act pertaining to
land that has been consistently used for the same high impact activity
immediately prior to 28 May 2007. Subsequently, 1600 Sturt Street and 305
Wendouree Parade may be exempt from the requirement to provide a CHMP.

This is further expanded upon in the Assessment Section of this Report,
where expert conclusion is made that no mandatory or voluntary CHMP is
required.

MGrrisoR St

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

>
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3.4. GENERAL AND PARTICULAR PROVISIONS

The following general and particular provisions are related to the proposal:

3.4.1. Clause 52.05 - Signs

The site is located in a ‘high amenity’ area (category 3) for signage. The
clause sets out permit requirements for signs including business identification,
electronic sign, floodlit sign, high wall sign, internally illuminated sign and pole
signs.

Pursuant to Clause 52.05, a permit is required for any school signage
(business identification signs). No signage is proposed as part of this
application.

3.4.2. Clause 52.06 — Car Parking

If 5 or more employee bicycle spaces are required, 1 shower for the first 5
employee bicycle spaces, plus 1 to each 10 employee bicycle spaces
thereafter

= 1 change room or direct access to a communal change room to each
shower. The change room may be a combined shower and change room

No additional bicycle facilities are proposed as part of this proposal, given
there is no proposed increase in maximum staff numbers (or students) on site.

3.4.4. Clause 52.37 — Canopy Trees

Clause 52.37 requires a permit to remove, destroy or lop a canopy tree in a
residential zone. Given the subject land is located within the Special Use
Zone, this Clause does not apply.

345 Clause 53.19 — Non-government schools

This clause sets out car parking requirements for new uses quﬁé’@dﬁi@&’ﬂﬁ@ﬁment to W@Bdﬁp&%é‘lﬁhlﬁ clause is to facilitate new non-government schools and

The specified rate of car parking spaces for secondary schgols is %
employee that is part of the maximum number of employee$ on the site gl

purposetqumabb%d extenpsions to existing non-government schools.
& ation and review as

time. No additional parking is proposed as part of this propg Sa'(ﬁw n K ianning prod s GlaYsearplieq to an application under any provision of the Ballarat

no proposed increase in maximum staff numbers (or studerjts)

Regional, meaning a minimum rate of 1 car parking space ger staff member

anning and Environ
It is noted that on 18 December 2025, Clause 52.06 was oVierfEhdedip svithent must not e uf

parking ratings now corresponding with the Car Parking Refiuiremguirilestswhich maygg{ﬁ'g ©
Under the new controls, the subject site is located under Cdtegory 1 — copyright

%rg §§§§me other than a VicSmart application, to use or develop land
A schoc [, secondary school, or education centre that is ancillary to,

e njL nction with, and on the same land or contiguous land in the
rship a$, a primary school or secondary school.

An application for § non-government school is exempt from the third party

would apply. However, the proposal continues to align with such
requirements, with no additional staff proposed.

3.4.3. Clause 52.34 — Bicycle Facilities

This clause seeks to encourage cycling as a mode of transport and to provide
secure, accessible and convenient parking spaces and associated
shower/change facilities. The clause sets out a planning permit requirement to
vary, reduce or waive any requirements for bicycle spaces under Clause
52.34-5 and Clause 52.34-6.

The clause sets out statutory rates of:
=  Secondary school: 1 space to each 20 employees and 1 space to each 5

pupils

URBIS
LORETO COLLEGE, MORNANE CENTRE RFI REPORT

appeal rights of Section 82(1) of the Planning and Environment Act 1987. This
means neighbours can no longer appeal the Responsible Authority’s decision
to VCAT.

3.4.6. Clause 72.01 — Responsible Authority for this
Planning Scheme

The Minister for Planning is the responsible authority for secondary school
applications if the estimated cost of development is $3m or greater, or for use
of any new land adjoining school.

3.5. PLANNING POLICY FRAMEWORK (PPF)

The following Clauses of the PPF are relevant to the proposal:

BALLARAT PLANNING SCHEME 1 5



= Clause 11.02-1S (Development capacity) aims to ensure sufficient land is
available for forecast growth for residential, commercial, retail, industrial,
recreational, instructional and other community uses.

= Clause 11.03-1S (Activity centres and precincts) aims to encourage the
concentration of major retail, residential, commercial, administrative,
entertainment and cultural developments into activity centres that are
highly accessible to the community.

= Clause 12.01-2S (Native Vegetation Management) aims to ensure that
there is no net loss to biodiversity as a result of the removal, destruction or
lopping of native vegetation.

= Clause 15.01-1L (Urban Design) sets out to ensure that development is
designed to promoted passive surveillance of the public realm, encourage
opportunities for social interaction between private and public realms, and
design development to respect adjacent heritage places.

= 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 (Neighbourhood Character) supports development that
respects the existing neighbourhood character or contributes to a
preferred neighbourhood character.

= Clause 15.03-2S (Aboriginal Cultural Heritage) aims to ensure the
protection and conservation of places of Aboriginal cultural heritage
significance.

= Clause 18.01-1S (Land use and transport integration) sets out to facilitate
access to social, cultural and economic opportunities by effectively
integrating land use and transport networks.

= Clause 19.02-2S (Education facilities) sets out to assist the integration of
education and early childhood facilities within local and regional
communities

Broadly speaking, these Clauses aim to allow education facilities within
residential areas and provide for the different functional needs of such
facilities.

1 6 BALLARAT PLANNING SCHEME

This copied document to be made available

for the sole purpose of enabling
its consideration and review as

part of a planning process under the

Planning and Environment Act 1987.

The document must not be used for any
purpose which may breach any
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4. ASSESSMENT

The following sections of this report provide an assessment of the proposal
against the relevant statutory and strategic provisions of the Planning Scheme
having regard to the site’s physical context.

This assessment focuses on the appropriateness of the following key matters:

1. State and Local Policy Framework

2. Applicable Zone and Overlays
3. Relevant Particular Provisions
4. Response to pre-application discussions (Council and DTP)
5. Architectural design response \.
6. Heritage considerations (Built form and archaeological)| This copied document to be made available
7. Landscape design response 1:01‘ the §01€ purpose of en‘ablln :
its consideration and review as \

8. Arboricultural outcomes part of a planning process under th
9. Sustainability outcomes Planning and Environment Act 198

- o you The document must not be used for a
Each of these matters is dealt with in turn below. purpose which may breach any

copyright
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4. STATEAND LOCAL POLICY FRAMEWORK
ASSESSMENT

Both State and local policy acknowledge the importance of adequate provision
and integration of education facilities into communities. Broadly, both State
and Local policy set out to ensure that education facilities are appropriately
designed and located within communities to ensure that education needs are
met. The proposal meets these policy objectives as described below.

4.1.1. State

The proposal remains consistent with the ongoing use of site for education
purposes, it successfully responds to key strategies outlined in 19.02-2S,
including references to the potential for education uses to have different built
form requirements to dwellings. This is particularly relevant given the

4.2.  ASSESSMENT AGAINST ZONE & OVERLAYS

The proposal is consistent with the following zone and overlay requirements
as outlined below.

4.2.1. Zone

The site is located in Special Use Zone — Schedule 5, which sets out to
provide the use of land for the purpose of a private education establishment,
including the use of land for a religious institution. Under SUZ5, the proposed
education is considered an as of right use, as a permit is not required.

A permit is required for the associated buildings and works, which are
consistent with the purpose of the zone and as further assessed herein.

4.2.2. Design and Development Overlay, Schedule

proposed height exceeds the discretionary height limit of 2 $toreys sought by
the DDOs.

This copied document to be made available

This is appropriate given the DDOs are phrased primarily td achie\f&'r the sole purposeTifesiblimpcated within the Design and Development Overlay — Schedule 6
residential objectives, and the campus enjoys an “island sitg”, with 4Ss¢RRfidgration an@rbeie@haracter Area 9), which sets out to maintain and enhance the
interface to Sturt Street, with the only residential interface alongi&tagartanning proti@ditinnitsaale and setting of residential development on Wendouree

edge. The design response has sought to achieve a meanifgfulPlkadsiagoand Environfémdee@nsggncoyrage new development to complement existing

setback to Hamilton Avenue (to the west).

The document must not $RVGRRMEPLAPNY Wendouree Parade.

purpose which may §eash-afy we ngte that the development does not front Wendouree Parade,
copyrighfhstead being orierlted to Hamilton Avenue and Sturt Street. Notwithstanding,

the proposal is considered to respond to the proposal as follows:

4.1.2. Local

The proposal further addresses the key strategies outlined imCtause45-6
(Urban design), which outlines local policy strategies to create safe, healthy
and functional urban environments.

!
L

The proposed development has been designed to remain visually consistent
with contemporary buildings on the site while adopting muted tones and
colours to ensure it respects the heritage assets on the site. This further
responds to local policy regarding neighbourhood character, namely Clause
15.01-5L (Ballarat Neighbourhood Character), given the building’s height and
massing in the broader streetscape context.

It is considered appropriate as the campus building design thoughtfully
responds to the context of neighbouring buildings though incorporating a
varied material palette and visual screening.

1 8 ASSESSMENT

To retain and enhance
the traditional scale
and garden settings of
residential
development on
Wendouree Parade,
which is an urban
character of
significance to the
context and visual

Not Applicable

- The development is not sited on the
Wendouree Parade frontage.
Moreover, the site zoning and historic
location of the school on this parcel
allows for an educational facility.

- Notwithstanding, while the proposal
represents a change in built form and
massing on the overall site, it offsets
these amenity impacts through

URBIS
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quality of Lake
Wendouree and the
City of Ballarat.

To encourage new
development that
complements existing
development on
Wendouree Parade in
scale, height and
siting.

To retain the existing
garden character
featuring exotic
canopy trees.

URBIS

ADVERTISED

respectful landscaping and facades
that pay homage to the historic
character of the broader area.

Not Applicable

- The development is not sited on the
Wendouree Parade frontage. Moreover,
the site zoning and historic location of
the school on this parcel allows for an
educational facility.

- Notwithstanding, the new building has
been designed to remain visually
consistent with other contemporary
buildings on the site, notably the
adjacent Mary’s Mount Centre. Built
form height further remains consistent,
retaining the pre-existing 3 storey
prevailing height character exhibited
elsewhere on the site.

- The front setback remains consistent
with adjoining built form along the Sturt
Street frontage. There is no existing
built form along the Hamilton Avenue
frontage to use as a reference for
building siting, thus it complies.

v Complies

- Again, it is noted that this overlay
applies more to the Wendouree Parade
presentation, whereas this proposal
fronts Sturt Street.

- Notwithstanding, a large canopy tree
between proposed development and

LORETO COLLEGE, MORNANE CENTRE RFI REPORT

PLAN

To retain a visual
connection between
the street space and
private land.

To retain views from
the street space to the
landmark features of
Lake Wendouree; the
Ballarat Botanic
Gardens; traditional
boat sheds, shelters
and restaurant; and
the Olympic Rings
monument.

southern boundary to be retained,
provides screening between Sturt
Street and school frontage

v’ Complies

The new development will include new
fencing (detail to be resolved through
landscape plan detailed design)
however will complement the existing
open fencing typology exhibited around
the south-western corner of the school,
and incorporate meaningful views to
landscaping and views in and out of the
new learning spaces through the angled
window bays.

New landscaped area to the north of
the proposed Mornane Centre building
will further enhance such a visual
connection

v’ Complies

Given the proposal’s orientation
towards Sturt Street, and substantial
setback from Wendouree Parade, the
proposed development does not
unreasonably impact views from Sturt
Street to Lake Wendouree that are not
already impeded by existing built form
more broadly in the wider streetscape.

This copied document to be made available
for the sole purpose of enabling
its consideration and review as
part of a planning process under the
Planning and Environment Act 1987.
The document must not be used for any
purpose which may breach any
copyright

ASSESSMENT 1 9




4.2.3. Design and Development Overlay, Schedule

11

The site is also located within the Design and Development Overlay, Schedule
11, which broadly seeks to maintain and enhance the character of Sturt Street
as an historic boulevard and encourage new development to complement the
existing historical development form. The proposal responds to the design

objectives set out by DDO11 as follows:

To retain and
enhance Sturt Street
as a gracious and
formal nineteenth
century boulevard,
which is an urban
character of special
significance to the
City of Ballarat.

To encourage new
development that
complements
existing historic
development in form,
scale, height, siting,
materials and colour.

20

ASSESSMENT

v’ Complies

v’ Complies

Retention of the majority of

vegetation along Sturt Street will continue

ADVERTISED
PLAN

development of
harmonious build
forms that will
contribute to the
integration of
traditional urban

To encourage the

ing

character along the

street.

extant

To retain views from
the street space to

to provide visual screening
new form, already carefully|
exhibit a layered, contempg
which pays homage to heri

of the broader school envirpns
The proposal has been dedqi

complement the civic charg
boulevard.

to soften the the landmark
ddvigpepied document to befsanstes viikableq
rary folay the sole purpose ofieneBlingctoria A
age cldfssapsideration and gigyienas

! .part (?f a planning processpnderdbe
Planning and Environment Act 1987.

'9e"document must not be used for any

cter of g pose which may bled@taiaa visual

=

Park

en

copyright connection betwe

the street space and

private land.

The facade design achieves this through

sensitive design response,

which

includes heritage responsive material
selection (muted tones, incorporation of
brick), contemporary layering of

architectural elements, am

odest yet

meaningful landscape setback to street
edges, and built form positioning highly
consistent with adjoining contemporary

built-form.

v’ Complies

The proposal has been thoughtfully
designed through architectural response,
material selection and siting to ensure
that it is a harmonious addition to the
traditional urban character along the
street.

Please also see Heritage Impact
Statement prepared by Bryce Raworth for
more information.

v’ Complies

Proposed development does not
unreasonably impact views from Sturt
Street to Lake Wendouree noting site
positioning is substantially setback from
Lake Wendouree behind existing built
form.

v’ Complies

The new development will include new
fencing (detail to be resolved through
landscape plan detailed design) however
will complement the existing open fencing
typology exhibited around the south-
western corner of the school, and
incorporate meaningful views to
landscaping and views in and out of the
new learning spaces through the angled
window bays.

New landscaped area to the north of the
proposed Mornane Centre building will
further enhance such a visual connection.

URBIS
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To retain the existing
garden character
featuring exotic
canopy trees.

The proposal further responds to the design requirements set out by DDO11

as follows:

DESIGN
REQUIREMENTS

ADVERTISED

v’ Complies

- Majority of exotic trees on site have been
retained, with the exception 35, 36 and
37.

- Please refer to the Arboricultural Impact
Assessment Report prepared by CIVICA
ArborSafe for further information

RESPONSE

PLAN

height may be
permitted on the
existing school and
convent sites if the
proposed
development
complements the
height and mass of
the existing building
complex.

Roofs visible to the
street are to be

Building heights
should be no greater
than two storeys

Higher buildings may
be permitted where it
is demonstrated that
they would be
sympathetic with the
character of the
street.

A building greater
than two storeys in

URBIS

Variation proposed

storey form.

v’ Complies

This copied document to beaﬂﬁn'aet%%?fﬁﬂle
- The proposed built form hejght cofigisthe sole purpose o?’@ﬁﬂ%@iﬁ%‘)f pitchies
of 3 storeys. There is a defnonstratseonsideration and/PedFewiERSt block.
streetscape precedence arjd ropagt of a planning process und

. . & L s afe to
physical context that warrapts & {afgting and Environment Act £Btenf wit:l\
The document must not b%us 8 or alﬁr

{ (?ﬁ)mlnan ront

purpose which may bread

piched and at an

Aan
setback |r¥ the strpet

block.

- The proposal demonstratesahigh-quatity
sympathetic response to the character of
the street through responsive material
selection consistent with the heritage
character of the area, coupled with the
precedence of the adjoining higher forms
on the existing school campus (including
Mary’s Mount Centre to immediate east),
and a robust physical streetscape context
with limited sensitive interfaces.

v’ Complies

LORETO COLLEGE, MORNANE CENTRE RFI REPORT

Side setbacks within
10 metres of the
building frontage are
to be consistent with
existing side
setbacks in nearby

sections of the street.

The design represents a continuation of
innovative contemporary design seen in
the Mary’s Mount Centre that also
remains sympathetic to the heritage
character of the site and surrounds.

The proposed 3 storey building height is
consistent with existing contemporary
development on the site, also noting the
height of some of the heritage forms on
site exceeds 2 storeys.

Not Applicable

Proposal includes a flat roof; therefore
requirement does not apply

v’ Complies

The siting of the Mornane Centre is
consistent with other contemporary
buildings on site, particularly the Mary’s
Mount Centre, shows clear and strong
precedent for proposed sitting and
setbacks

Not Applicable

There is not a consistent pattern along
the western frontage, given the western
frontage of the school is presently open
space. Similarly, Hamilton Avenue
exhibits a vegetated median strip
between the interface with the dwellings
to the western side of the street, with
varied setbacks.

ASSESSMENT
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On corner sites,
where new
development is to be
constructed to the
street boundaries the
building fagade and
any proposed street
verandah must
address both street
frontages.

External construction
materials are to be
sympathetic with
existing materials
and colour tones in
the street.

Design details are to
be sympathetic with
existing building
details in the street,
particularly window
shapes, eaves and
verandahs.

22 ASSESSMENT

ADVERTISED

- North of the proposed location of the
proposed Mornane Centre is open space
used by the school for the oval.

- As outlined below in Section 4.3.2 of this
report, incorporation of a larger setback
would greatly detract from the well-
considered and responsive interface to
Hamilton Avenue

v’ Complies

- The proposed design comprehensively
responds to both major frontages through
significant landscaping and sympathetic
material selection.

PLAN

4.2.4. Heritage Overlays HO126 and HO164

The subject site is located within the Heritage Overlay, with Schedules 126
and 164 applying to the site. The site is unlikely to be impacted by HO126, as
it only applies to the eastern half of the site, but the relevant controls are still
be taken into consideration.

As outlined in the Ballarat Heritage Precincts Statements of Significance (July,
2025) the West Ballarat Precinct is significant due to its historic associations
with quartz mining and residential development dating back to the 1850s.

The design of the proposed Mornane Centre directly takes inspiration from
surrounding heritage built form through utilising materials and elements that
reference the historic built form context of the site, namely the utilisation of
red-brick that reference the red-brick boundary wall along Sturt Street.

- The small setback and mo

substantiative planting schi%th@ iR

a frontage is more respons|ve to tier the sole purpose of enabling)p jro1ivEs
its consideration and review as

part of a planning proceps undestheand|enhance
Planning and Environmeg¢idefel98es of natural

The document must not bgrusesfar #B¥ifidance.
- External materials selected adopt pwitpdse which may breach any
copyright

surrounding interfaces.

v’ Complies

colours and surfaces that ajign with and
are sympathetic to the herifage character

For detailed respomse, please refer to Heritage Impact Statement, prepared

document to gglgggga%%wgm% A tabular assessment is also included overleaf.

RESPONSE

v’ Complies

The proposed built form has been
carefully sited to preserve the civic
character of the tree lined boulevard and
enhance the qualities of the adjoining tree

of the surrounding context.

v’ Complies

The incorporation of a material selection
consistent with the heritage character of
the area (brick, muted colours etc.)
ensures the design is able to remain
sympathetic to surrounding development
while adopting innovative contemporary
design features

lined spaces.

To conserve and enhance
those elements which

v’ Complies

i - Proposal will facilitate the long-term

contribute to the operation of a significant institution

significance of heritage within the West Ballarat Heritage

places. Precinct (Loreto Ballarat)

- Please refer to Heritage Impact
Statement prepared by Bryce
Raworth for further information.

To ensure that
development does not
adversely affect the

v’ Complies

URBIS
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significance of heritage
places.

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

- Proposal thoughtfully sited to limit
impact of visual bulk and compliment
adjoining properties

- Retention of mature tree line.

v’ Complies

- Proposed development does not
unreasonably impact views from
Sturt Street to Lake Wendouree that
are not already impeded by extant
built form.

This copied document to be made available

for the sole purpose of enabling
its consideration and review as

part of a planning process under the

Planning and Environment Act 1987.

The document must not be used for any
purpose which may breach any
copyright

ADVERTISED
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4.2.5. Vegetation Protection Overlay, Schedule 2

The site is subject to the Vegetation Protection Overlay, Schedule 2.

VEGETATION PROTECTION RESPONSE
OBJECTIVES
To retain the amenity, v’ Complies

aesthetic character and
cultural value that garden
trees and street trees
contribute to areas of high
quality and distinctive
urban character,
particularly in residential
areas.

To retain the presence of
tree canopies as a
significant feature
contributing to the
character of these areas,
and of the public street
space in particular.

To prevent the loss of
garden trees incurred by
new development.

13 of the 16 trees within the subject
site are proposed to be retained,
ensuring their ongoing aesthetic and
cultural contribution to the area.

The 3 trees proposed for removal
are of low to medium retention value
and offset by a thoughtful landscape
response.

v’ Complies

Tree retention has been prioritised
through design and siting, limiting
the number of trees removed to only
3 low to medium retention value
trees and offset by a thoughtful
landscape response.

v’ Complies

As above, the trees sought for
removal are of low to medium
retention value and offset by a
thoughtful landscape response.
Please refer to the Arboricultural
Impact Assessment Report prepared
by CIVICA ArborSafe for further
information.

ASSESSMENT 23
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4.3. HEIGHT, SITTING AND MASSING ASSESSMENT

The zoning of the site recognises the private educational institution
expectations with no specific built form controls therein.

4.3.1. Height & Massing

Under the Design and Development Overlays 6 and 11 (DDO11 is deemed
the more relevant DDO for the purposes of this assessment, however both
exhibit similar requirements), buildings should be no greater than 2 storeys.
We note that this DDO reads largely as a residential guiding document,
referring to dwellings, garages, front gardens and the like.

PLAN

A more significant planting zone in this revised proposal in this space —
this complements the gesture to the street for true street facing design
with good passive surveillance opportunities.

The removal of the architectural seating previously included on the plan,
instead incorporating angled window bays.

It is important to note that:

State policy (19.02-2S) clearly articulates that a school-related buildings may

be permitted to have different built form from their residential neighbours.

Therefore, a built form only moderately higher than two stories (three) on an

The school and design team from first principles does not want to include
a traversable wider space between the building and the footpath, or to
create an ability to circumnavigate the extremities of the school. This
would require additional fencing and would lower CPTED outcomes, also
further turning the building back on the street and closing off this interface.

The installation of fencing would further detract from the well-considered
and responsive fagade facing Hamilton Avenue, and further close off the

existing school site, is entirely appropriate given the “island|site” context, the

respectful interface to nearest residential forms along Hami{t®hié cepied dodument to be nindizasaitebieg

site from the piblic realm.

orporation of more significant landscape planting schedule

the fact that the proposed development complements the height afghighres sl purpose of emablimgreate ppssive screening that compliments the design while

the existing buildings already present on the subject land. Tihe proggsgghsideration and resfRaiag sepa
development will be 3 storeys in scale, which is consistent |th m@p&qﬂ nning processn@ﬁ‘ﬂélﬂlﬁ@"a
hnd Environmen® &LP$iAMallY
The document must not be ﬁ?é&i’?@}'awte

The massing, architectural contemporary and layered design respgneasénghich may bre

Mary’s Mount Centre building, which is also 3 storeys tall,
forms further east on the overall site.

WSS

and materiality choice are all carefully designed to provide & high-quality
architectural outcome, appropriate for the school and in the|context of both t

copyright
he

rItion between the site and Hamilton Avenue. It is further
ilton Avenue exhibits a vegetated median strip, resulting in
vegetated and visually interesting outlook from the nearest

face to the west and as exhibited in updated view analysis.

streetscape and the heritage environs on which they sit.

4.3.2. Sitting

Through the pre-application process, and response to feedback provided, th
proponent team have incorporated a setback of 0.6m to 1.4m along the
Hamilton Avenue interface. This allows for more substantive landscaping to

e

be integrated whilst maintaining necessary layouts and educational functional

requirements within while maintaining appropriate fire rating distances from
the adjoining Mary’s Mount Centre.

The project team has carefully considered a modified submission, which
retains the 0.6-1.4m setback, and instead incorporates:
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= ltis further impractical to push the site further west due to the easement
bisecting the site just west of the proposed development.

= The design seeks to:

e Gesture and turn towards the street with good passive
surveillance.

e Includes the red brick homage to other heritage fencing within the
school.

e Respond to spatial constraints, including the fire rating separation
required to Mary’s Mount Centre to the immediate east, and a
desire to not unnecessarily encroach student play space to the
northern playing field.

e Focus on trafficable and landscaped zones to the north and south.

= We note that the applicant’s heritage consultant is supportive of a close
western setback in the heritage environs.

= This street corner exhibits an immediate interface with a PTV bus stop
(utilised by students), and a notable feature of Hamilton Avenue is the
planted median strip. This bolsters the differentiation between both sides
of the street and the education institution’s position on a more robust
corner with Sturt Street.

= To the immediate north, the remainder of the school’s interface along
Hamilton Avenue is to open (play) space.

= |tis considered that the greater setback would place greater limitation on
internal functions and movements, while constraining internal uses

For these reasons, the western setback of 0.6-1.4m is considered
appropriately well designed and integrated within both the school site, Sturt St
and Hamilton Avenue streetscapes.

This is reflected through the package in updated planning, architectural and
heritage reports, and architectural and landscape plans.

ADVERTISED
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4.4. HERITAGE APPROPRIATENESS

It is acknowledged that the proposed development of the Mornane Centre
presents a change to the built form context of Loreto Colleges and how it
integrates with the local area. However, it is further noted that the Heritage
Overlay — Guidelines for Assessing Planning Permit Applications by Heritage
Victoria outline that contemporary and innovative development can occur in
heritage places. Through adopting an innovative contemporary design (while
not imitating or mimicking historic styles) the proposal aligns with the
objectives of the guidelines. It is further noted that development of modern
institutional buildings of a similar scale within the setting of historic precincts is
relatively common, with two local examples — St Patricks College and Ballarat
Clarendon College — identifying context for such development in the area. It is
as such submitted that there is a role for well-designed contextually
appropriate contemporary architecture in historic environments.

To address the heritage impacts on the interwar residential streetscape along
Hamilton Avenue, the development has adopted a more refined and respectful
facade articulation to moderate its appearance and impact. Furthermore, the
heritage significance of the homes on Hamilton Avenue is not dependent on
no or limited change on the opposing side of the street, meaning the
introduction of the new building will not disturb the existing streetscape. The
statement of significance for the West Ballarat heritage precinct further
references the visual quality of the area being enhanced by treelined avenues
and landscaped private open space. To respond to this, the building has been
carefully sited to facilitate the retention of a mature tree close to the Sturt
Street frontage, along with offsetting the loss of some private open space by
the removal of the existing portable classrooms along the Wendouree Parade
frontage.

Please refer to the Heritage Impact Statement prepared by Bryce Raworth for
further detail.

This copied document to be made available

for the sole purpose of enabling
its consideration and review as

part of a planning process under the

Planning and Environment Act 1987.

The document must not be used for any
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copyright
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4.5. ABORICULTURAL APPROPRIATENESS

Civic ArborSafe assessed 16 trees located within the grounds of Loreto
College and outside along the Sturt Street frontage. Eight trees were identified
across the site, none of which being of a species indigenous to the Ballarat
area.

The assessment concludes:

= 3 trees along Sturt Street (numbered 23, 24 and 25) are considered to
have high retention value. Trees within this retention category warrant
design consideration to ensure their viable retention post project
completion.

= 6 trees (3 on the site boundary along Sturt Street, 3 along the Hamilton
Avenue frontage) were considered to have moderate retention value,
providing moderate amenity and/or environmental contributions to the
landscape. These trees have been numbered 30, 31, 33, 35, 37 and 38.

= 7 trees (6 on site boundary or Sturt Street frontage, 1 along Hamilton
Avenue frontage) were considered to have low retention value, being
juvenile trees considered readily replaceable. Such trees do not warrant
design consideration.

= 3 trees would require removal based on the design proposal, these trees
are number 35, 36 and 37. 35 and 37 are considered to have moderate
retention value, while 36 has low retention value

= 13 trees were recommended for retention (23, 24, 25, 30, 31, 32, 33, 34,
38, 52, 196, 197 and 198) with generic — in some cases specific —
protection to ensure they remain viable following completion of works.

=  Tree 34 has proposed construction works within 11% of its TPZ including
the edge of its SRZ. However due to the trees smaller size and existing
available soil beyond the calculated TPZ tree retention may be feasible
within proposed plans.

Please refer to the Preliminary Aboricultural Report prepared by Civica
ArborSafe for further detail.

2 6 ASSESSMENT

4.6. LANDSCAPE APPROPRIATENESS

The landscaping approach represents a “commitment to Country” through
thoughtful design that acknowledges the landscape of Wadawurrung Dja
(Wadawurrung Country). The landscape has inspired by the western volcanic
plains, with grassy volcanic mounds and Wadawurrung food sources creating
a connection between the Mornane Centre and Country. Materials have been
selected in line with the character of local Country and sustainability
considerations, placing a high emphasis on local and recycled materials. The
landscape response seeks to provide meaningful planting and textured
spaces to all sides of the new built form, avoiding the need for fencing.

Please refer to the Landscape Concept Plan prepared by SBLA Studio for
further detail.

This copied document to be made available
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its consideration and review as
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4.7. ARCHEOLOGY AND CULTURAL HERITAGE
APPROPRIATENESS

The site is located within an area of cultural heritage sensitivity, subject to
Regulation 26 f the Aboriginal Heritage Regulations (2018), within the nearest
Aboriginal Place (VAHR 7622-0461) located 140m south of the study area.
Significant ground disturbance has occurred within the study area due to
previous development and demolition of structures and facilities across the
site. As the site was operating as an education use prior to 28" May 2007, the
proposed development is not considered a high impact activity under
Regulation 46(3). As such, a mandatory CHMP is not triggered by the
proposal, and a voluntary CHMP is not recommend due to the low potential
for cultural heritage in the study area. The proposal is therefore considered to
successfully align with archaeological and cultural heritage requirements

Please refer to the Aboriginal Cultural Heritage Letter of Advice prepared by
Urbis for further detail.

This copied document to be made available

for the sole purpose of enabling
its consideration and review as

part of a planning process under the

Planning and Environment Act 1987.

The document must not be used for any
purpose which may breach any
copyright

URBIS
LORETO COLLEGE, MORNANE CENTRE RFI REPORT

4.8. SUSTAINABILITY ASSESSMENT

The proposal is successful in the integration of sustainability outcomes into
the design, construction, and operation of the Mornane Centre. This has been
achieved through the delivery of occupant-focused spaces, reduction in
carbon emissions associated with electricity consumption, transport and
waste, minimised impact and enhanced natural systems, and healthy indoor
environments, consistent with climate resilient principles and standards. The
development is currently targeting an overall BESS score of 55%, which is
consistent with best practice — a score of between 50% and 70% is generally
considered best practice.

A provisional Blue Factor rating has been carried out based on the following
WSUD measures:

= Collection from 1830m2 of roof area

= Storage in 5kL rainwater tank

= Rainwater collected reused for toilet flushing and irrigation
= Use of 2m2 raingarden

Utilising these measures, the development achieves a STORM rating of
109%.

Please refer to the Sustainability Management Plan prepared by Hip V. Hype
for further detail.
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4.9. PRE-APPLICATION RESPONSES Materiality
Both Council and the Department of Transport and Planning have been

engaged through pre-application meetings to provide advice on concepts of

the proposal. Included a below are tables documenting council and DTP

responses

4.9.1. City of Ballarat

A pre-application meeting was held with Council on 8 September, with written
feedback provided in the following weeks. Noting this feedback has already
been provided verbatim to DTP prior to the DTP pre-application meeting, a
summary (paraphrased) is outlined below with brief responses therein.

Sustainability

KEY POINT EXPANDED COMMENTARY & RESPONSE

Heritage

This copied document to bsmadstasaitahledamilton
Proposal will be assessed Hy Minigi@F.the sole purpose HardiRgpntage
community consultation acnowledgedomllideration and review as

be at discretion of DTP. part of a planning process under the
%i'%geagd Environment Act 1987.
fsyment must not be used for any
ined/MXypose which may breach any
copyright

Planning

Community Consultation

o7

Western Setback Council expressed a desirefto JE%I
setback along Hamilton Avgnu o

existing vegetation to be rer:[n

meaningful planting to be inpplemented at
site (Comment prior to setback-alterations
made, following DTP feedback, see below).

Noted and addressed.

Southern Stairwell Council expressed that stairwell located on
Sturt Street side problematic, overrun will
be highest point of the building interfacing
with main boulevard frontage, gives the
appearance building is facing away from

Sturt Street. Accordance with HO164

Proponent team assert positioning is
appropriately integrated at most robust
interface.

28 ASSESSMENT

Council advised materiality of southern and
western facades critical to softening the

impact of the imposing building, particularly
when interfacing with dwellings to the west.

Noted and addressed.

Council noted new building presents
significant opportunity to deliver a world
class environmentally sustainable building,
incorporation of green scaping could be
considered to benefit development building
long term.

Noted and incorporated.

Council noted:

= A number of properties along Hamilton
Avenue feature houses designed by
prominent Ballarat architects Richards
Coburn Richards and Herbert Coburn,
which contribute to significance of
HO164.

= Current Heritage Gaps Review project
anticipates that the significance of the
extensive portfolio in the western
residential areas of Ballarat will be
elevated from contributory to
individually significant.

This is responded to in detail within the HIS.
Please refer to Heritage Impact Statement
by Bryce Raworth for full response.

Council noted:

= Concern raised in heritage grounds that
the development is not in accordance
with the Incorporated Statement of
Significance for HO164 which states,

URBIS
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p13, that extensive areas of grassed
and landscape public and private
space, including school grounds, are an
important aspect of the precinct’s
significance

This is responded to in detail within the HIS.
Please refer to Heritage Impact Statement
by Bryce Raworth for full response.

Scale of Building Council noted:

Concern on heritage grounds that the
substantial size and scale of the
proposed building and its features right
on the Hamilton Avenue boundary will
be too different from reqidences and

their large well planted m%ﬁm@document to be made available

landscape setting will b subst%’ltial}g sole purpose of enabling

disrupted its consideration and review as

It is suggested that the ippegaazhod afplanning process under the
the building on the HamjiltonPAaeniez and Environme

boundary be reduced in| scBleetdd@iment must notl%

Sturt Street and will not enhance the
boulevard’s civic character

= While retention of a tree south of the
proposed building is commended, the
building’s south wall and its alignment
seen from Sturt Street looks like a
service wall, and looks arbitrary and
poorly resolved

= |tis recommended that any design
excellence south for the proposed
building’s north, east and west
elevations should continue to the south
elevation, so the development
enhances Sturt Street as well

This is responded to in detail within the HIS
Please refer to Heritage Impact Statement
by Bryce Raworth for full response.

e ;tf 8e;];j&artment of Transport and Planning

more subdued and less|eye-captipgse which may breach M¥ation meeting was held with DTP on 23 October, with written

though still a high-quali
design product to ensurg disruption to
residences is lessened

This is responded to in detail within the HIS.
Please refer to Heritage Impact Statement KEY POINT

by Bryce Raworth for full response.

EXPANDED COMMENTARY & RESPONSE

modern copyrighfeedback followinglon 30 October. The below summarises (and paraphrases)
key points with a brief response articulated (full assessments being already
addressed elsewhere within this report).

General Application

Design facing Sturt Street Council noted: Matters

URBIS
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Sturt Street is Ballarat’s principal
western civic boulevard, therefore there
is an obligation for any new building in
the western half of the college’s
grounds to be well designed

There is concern that the proposed
building, as designed, turns its back to

DTP noted:

Subject site located within an area of cultura
heritage sensitivity; further justification
should be provided to demonstrate that the
land upon which building is occupying is
considered to be significantly distributed

Engagement with council is noted. Council
will further be notified under S52(1)(b) of the

ASSESSMENT
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New School Building

Western Setback

30
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Act, they are not a referral authority under
S55

= Any future application will need to be
accompanied by a full application with
relevant reports.

Noted and addressed within this application
package.

DTP noted:

= New 3-storey building proposed to occupy
the south-west corner of the school grounds.
DTP notes the reduction of the on-site
fields/sports grounds, but reduction in
amenity is ultimately a mattefferscheok-te

PLAN

balance with students

) ] This copi
= Submitted documentation dgmonstr; ﬁe

‘bottom-up’ approach with lapdscap
heritage weaved into overall|design. .Ih
has resulted in a school buildin B‘

believes is:

ed document to be made available
T sole purpose of enabling
T @gnsideration and review as
ofa planning process under the
anning and Environment Act 1987.
The document must not be used for any

Generally well designed on a|l 4 facgsagose which may breach any

result in a modern presentation;

copyright

Conducive to a school building-identity;

Going to provide an appropriate internal
learning environment owing to open plan
/ flexible classroom layouts with good
access to natural light.

= DTP are generally satisfied that the
architectural design of the building does not
unreasonably detract from the heritage
values on site

Noted. This report also addresses these points
in the Assessment section.

DTP noted:

= DTP does not support zero setback along
the western boundary from Hamilton
Avenue. This aspect of the proposal has
caused the most tension in the overall
design relative to the surrounding context

=  While appreciated the zero setback was a
gesture to former on-boundary brick fence,
this needs to be balanced with the
competing objectives within the DDO’s
(while residentially oriented) that are
triggered

= Given residential setting, openness and
relatively unique setting of Hamilton Avenue,
the school building should provide a
meaningful setback along that interface
sufficient for good landscaping outcomes. It
is not expected that the school building
replicates the setbacks of residential
buildings on Hamilton Avenue

= ltis expected any future application/redesign
will provide a setback from the western
boundary

Following this feedback, the proponent team
have incorporated a setback of 0.6m to 1.4m
along the Hamilton Avenue interface, which
allows for more landscaping to be integrated
whilst maintaining necessary layouts and
educational functional requirements within, and
whilst maintaining appropriate fire rating
distances from the adjoining Mary’s Mount
Centre.

The setback to Sturt Street of 1.5 to 13.7 has
allowed for the retention of certain vegetation,
whilst maximising the area available for the
landscaped stepping down to the Grass Sports
Field to the north. Please refer to Section 4.3.2.
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5. CONCLUSION

e proposed Mornane Centre development provides an opportunity to

vide significantly improved learning opportunities for the students of Loreto
larat, with contemporary high-quality facilities and thoughtfully designed
aces conducive to learning.

y supporting factors are as follows:

The proposal is consistent with the statutory and strategic frameworks
of the Ballarat Planning Scheme.

The proposal provides much needed capacity for the school to
accommodate its Year 11 and 12 cohorts.

PLAN

& The setback and incorporation of an articulated facade along Hamil
Avenue assists in moderating the impact of the new building on the
heritage residential street and provides opportunities for future
meaningful landscaping opportunities to further soften the appearance
of the building.

@ The trees proposed for removal have low-to-moderate retention value,
and are offset by an extensive landscape response. This new
landscaping and open space for students provides a connection to
Wadawurrung Country, through the incorporation of Wadawurrung food
sources, rain-gardens and mounds inspired by the volcanic landscape
of Wadawurrung Dja (Wadawurrung Country)

The proposal presents a notable uplift for onsite amepity, particular for
Year 11 and 12 Students who will benefit from signifi 31411}‘;( 'r(p
q Ao . . 1
education facilities. It further improves connections a¢gross
Ballarat site though the incorporation of transparent f
support and strengthening of the Felicity Walk connegtion.

contemporary forms through the delivery of a high quality and
thoughtfully designed education facility that will allow|Loreto College to

L&ﬁﬁécument to be madpaikadile of this new landscaped area, which allow for a thoughtfully
bcades i AfR purpose of enaddiigned indigenous garden and environs for students to meaningfully
its consideration and revieslise and epjoy for passive activities, adjoining the sports field for more
part of a planning process uddévehises, \whilst providing much needed additional learning spaces.

There is existing precedent on the site for contemporfry lﬁlaamiglg and Environ
designs that contribute to enhanced learning outcomgs Adeskacimtant must not
Mary’s Mount Centre. The Mornane Centre continueg this laparipgsefwhich may breac erl
copyright

The loss of gome current open sports field space is sufficiently offset

t Act 1987.
usé%isfﬂlrﬁﬁ'ﬂlt df historic significant ground disturbance and the ongoing

use of the site prior to the 28" May 2007, a mandatory Cultural
eritage Mahagement Plan has not been triggered, and thus the
proposal algjns with the cultural heritage requirements of the site.

provide greater opportunities for its students.

@ Through carefully considered siting and facade articulation, the three-
’ storey proposal presents a contemporary and visually striking design
while remaining complimentary and respectful to the adjacent historic

'he retention of all but 1 street tree along Sturt Street ensures that the
eafy character of the 19t century boulevard is retained, while also
allowing for the incorporation of a contemporary frontage to compliment
the surrounding context.

& The proposed Mornane Centre targets a BESS score of 55%, which is
considered consistent with best practice. As such, the proposal
successfully addresses sustainability considerations, through achieving
a reduction in emissions, minimization of impact on natural systems,
and the overall implementation of climate resilient principles.

For the above reasons, the proposed Mornane Centre development
successfully aligns with the strategic and policy objectives of the Ballarat
Planning Scheme, and provides opportunity to reaffirm Loreto College Ba
as one of the leading girls’ schools in the Central Highlands. I




6. DISCLAIMER

This report is dated 17 February 2025 and incorporates information and
events up to that date only and excludes any information arising, or event
occurring, after that date which may affect the validity of Urbis Ltd (Urbis)
opinion in this report. Urbis prepared this report on the instructions, and for the
benefit only, Loreto College Ballarat (Instructing Party) for the purpose of
Town Planning Report (Purpose) and not for any other purpose or use. To
the extent permitted by applicable law, Urbis expressly disclaims all liability,
whether direct or indirect, to the Instructing Party which relies or purports to
rely on this report for any purpose other than the Purpose, and to any other
person which relies or purports to rely on this report for any purpose
whatsoever (including the Purpose).

In preparing this report, Urbis was required to make judgements which may be
affected by unforeseen future events, the likelihood and effects of which are
not capable of precise assessment.

All surveys, forecasts, projections and recommendations contained in or
associated with this report are made in good faith and on the basis of
information supplied to Urbis at the date of this report, and upon which Urbis
relied. Achievement of the projections and budgets set out in this report will
depend, among other things, on the actions of others over which Urbis has no
control.

In preparing this report, Urbis may rely on or refer to documents in a language
other than English, which Urbis may arrange to be translated. Urbis is not
responsible for the accuracy or completeness of such translations and
disclaims any liability for any statement or opinion made in this report being
inaccurate or incomplete arising from such translations.

Whilst Urbis has made all reasonable inquiries it believes necessary in
preparing this report, it is not responsible for determining the completeness or
accuracy of information provided to it. Urbis (including its officers and
personnel) is not liable for any errors or omissions, including in information
provided by the Instructing Party or another person or upon which Urbis relies,
provided that such errors or omissions are not made by Urbis recklessly or in
bad faith.

This report has been prepared with due care and diligence by Urbis and the
statements and opinions given by Urbis in this report are given in good faith
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and in the reasonable belief that they are correct and not misleading, subject
to the limitations above.
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