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1 Introduction

1.1 Background

Biosis Pty Ltd (Biosis) has been engaged by Joe Bartolo (the ‘applicant’) to prepare this report in support of a
planning application to amend planning permit 201529926-13 (existing planning permit or planning permit)
under Section 72 of the Planning and Environment Act 1987 (PE Act).

Planning permit 201529926-13 relates to a larger tract of land referred to as ‘White Horse Village' comprising
Crown Allotment 2017 and Crown Allotment 2031 (Parcel D), Crown Allotment 2032 (Parcel B), Part of Crown
Allotment 2033 (Parcel A) (White Horse Village) and Crown Allotments 2034 and 2035 (leased) and Crown
Allotments 2020 and 2036 (unleased) White Horse Road, Mt Buller (White Horse Village or permit land).

This application is made in relation to a part of the permit land, being the sub-lease area of Cabin 4 within
Parcel D, White Horse Village (the site) and seeks to amend the endorsed architectural plans under Planning
Permit 201529926-13 to include an additional storey and make changes to the floor layout associated with
the site (the ‘proposal’). No changes are proposed to the planning permit preamble or conditions.

This report has been prepared to address the relevant polices and statutory requirements of the Alpine
Resorts Planning Scheme (Planfiing Scheme).

This copied document to be made available
1.2 Planning permit history '°" ©1¢ SO&P Tenabling

E‘iﬂ%
Depaf‘ﬁz{iﬂls ﬁfﬁ‘&‘? 'feﬂﬁﬂvda ater
Planning permit 201529926 wk gr#ﬁ 4 2@? l% in 2[}16 for six chalets, a hotel and
Nnvir Icli:

. . ent .
new vehicle access connectinglto %tﬁn((f}arg% wor%ﬁt tangza Olaggythe removal of vegetation and
reduction in the car parking reuirem 2¥

Since its approval, Planning permit 201529926 ha%ol?e?’errl]ggrtnended on 16 Noyember 2018 (Permit no.
201529926-1), 29 October 2020, (Permit no. Z0T529926-2), 30 April Z0ZT (Permit no. 201529926-3), 14
September 2021 (Permit no. 201529926-4), 10 February 2022 (201529926-5), 9 September 2022 (201529926-
6) and 21 November 2023 (201529926-7), 24 November 2023 (201529926-8), 9 May 2024 (201529926-9), 2 July
2024 (201529926-10), 30 July 2024 (201529926-11) (‘the existing permit’), 19 August 2024 (201529926-12), and
19 September 2024 (201529926-13) (‘the existing permit).

Other cabin owners have recently lodged Section 72 planning permit applications to amend the permit
preamble and endorsed plans relating to land within Crown Allotment 2031 (Parcel D) and Crown Allotment
2032 (Parcel B). This application is separate to these applications and the respective proposals are not in

conflict with one another. ADVERT'SED
1.3 Planning controls PLAN

The site is subject to the Comprehensive Development Zone schedule 1 (CDZ1) (Figure 2), Design and
Development Overlay Schedule 1 (DDO1-A1) (Figure 3), Erosion Management Overlay Schedule 1 (EMO1)
(Figure 4), and Bushfire Management Overlay Schedule 1 (BMO1) (Figure 5).

1.4 Planning scheme requirements

A planning permit is required for the proposal pursuant to the following provisions of the Planning Scheme:
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http://www.biosis.com.au/

Cabin 4 Parcel D, White Horse Village | Planning Report |7 October 2024 ‘ bo °
10SIS.
APEMGroup

o Clause 37.02-2 - Comprehensive Development Zone Schedule 1 (CDZ1) to construct a building or
construct or carry out works.

o Clause 43.02-2 - Design and Development Overlay Schedule 1 (DDO1-A1) to construct a building or
construct or carry out works.

o Clause 44.01-2 - Erosion Management Overlay Schedule 1 (EMO1) to construct a building or construct
or carry out works.

o Clause 44.06 - Bushfire Management Overlay Schedule 1 (BMO1) to construct a building or construct
or carry out works associated with Accommodation.

A detailed assessment of the proposal against the requirements of the Planning Scheme is provided in

sections 5 and 6 of this report. ADVERTISED

Summary of supporting documentation P LAN

Table 1 below provides a summary of documents accompanying this planning report in response to the
application requirements relevant to the proposal.

Table 1 Summary of supporting documentation

Item/information requirement | Descrintion | Attachment
Notification to the landowner This &ﬂﬂ%&fd‘(ﬂtﬁm@mtﬂ? ﬁée,{ggdg\%g%rﬂayﬁtachment 1
HHPW%H]&%M Qﬂtbﬁﬂﬂﬁ'ﬂg’g

ding eovispdorentioe A8 review as

t of a pl der th
Copy of land titles Il’)ltll;?é)ﬂlg gwannﬁml‘/%\l%?cesit%l&gf 987e Attachment 2
Architectural drawing package TheRe?eruto Site ¢ é‘l‘ uifst 8ct>rgr§ e‘éf:dcf Or AN Attachment 3

g) 0se W ny
levation planglgg,ei‘?gﬁetd by Interlandi
Mantesso Architects (Job No. 17023).

Endorsed Site Environmental Required pursuant to the CDZ1. Refer  Attachment 4
Management Plan (SEMP) to the endorsed Site Environmental

Management Plan, prepared by Biosis

Pty Ltd, dated 21 December 2020.

Geotechnical advice Geotechnical advice from Phil Styles & Attachment 5
Associates.

Endorsed Bushfire Management Required pursuant to the BMO. RECEIVED

Plan (Parcel B and D) eSS VR Nl e maTt Department of Environment, Land, Water
Plan prepared by Biosis, dated 5 July and Planning ’ i
2024.

18 October 2024

Notice and referral requirements
Clause 66 of the Planning Scheme specifies the notice and referral requirements under the PE Act.

An application must be referred under Section 55 of the PE Act to the person or body specified as the referral
authority in Clause 66.03, unless a schedule to this overlay specifies otherwise.

This application would be referred to the following agencies:
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Country Fire Authority (CFA) (Recommending referral authority) pursuant to Clause 66.03 of the
Planning Scheme.

Mt Stirling and Mt Buller Resort Management Board (now referred to as Alpine Resorts Victoria (ARV))
(Determining referral authority) (Clause 7.0 of Schedule 1 to CDZ (37.02) Alpine Village).

This application is exempt from notice requirements pursuant to:

Clause 4.2 of Schedule 1 to CDZ, an application is exempt from the notice requirements and review
rights if the development is consistent with the CDZ1.

Clause 6.0 of the Schedule 1 to EMO, the planning permit application is exempt from the notice
requirements of section 52(1)(a), (b) and (d), the decision requirements of section 64(1), (2) and (3) and
the review rights of section 82(1) of the PE Act.

Clause 44.06-7 to BMO, an application is exempt from the notice requirements of section 52(1)(a), (b)
and (d), the decision requirements of section 64(1), (2) and (3) and the review rights of section 82(1) of
the Act, unless a schedule to this overlay specifies otherwise.

RECEIVED
Department of Environment, Land, Water
and Planning

18 October 2024
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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.
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copyright
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2 Site context

2.1 Location
The site is located within Crown Allotment 2031 (Parcel D) of White Horse Village in Mt Buller Alpine Resort.

Whilst the permit applies to all of White Horse Village, this amendment application is related to land within
the sub-lease boundary of Cabin 4 (‘the site') (Figure 1).

The site is situated in the northeast portion of White Horse Village and abuts the sublease boundary of ‘Cabin
5'to the east, a ‘pick-up and drop-off zone' adjacent to White Horse Village Road to the west, and a shared
pedestrian pathway to the north. ‘Cabin 1’ and ‘Cabin 2" are located just north of the pathway.

2.2 Existing conditions

The site is situated within a built environment of the Mount Buller Alpine Resort, surrounded by the natural
setting of the alpine environment and areas cleared of vegetation for development or recreational uses such
as ski run areas or walking trails.

The site is currently occupied by an existing cabin (Cabin 4) and has been subject to previous disturbance in
accordance with the permit and Ehdarspi pldnsyineene getaciomnaoval pabdethworks, construction of the
existing cabin and rehabilitatidi of adﬁﬁéﬂtqaﬂ@Em [ enabling

M?&ﬁﬂ 'feﬂﬁﬂvda ater
The site is at an elevation of a )rox ate) B nafural slope which rises to the
northwest. The site is accessibl¢ viaRHEBKEEIRA W%ﬁ@ﬂmﬁlﬁeﬁﬁﬂéggﬁoad petwork and White Horse Village
Road. The documeltst Sushrebhe psed for any
e e S R R

4

copyright

2.3 Land tenure

Land within Mt Buller Alpine Resort is identified as Crown land managed by Alpine Resorts Victoria (Mt Buller
Mt Stirling) pursuant to Alpine Resorts (Management) Act 1997.

White Horse Village (including the site) is identified as Crown land operated by Grollo Group under lease
arrangements with Alpine Resorts Victoria (ARV). This is apart from Parcel A (Crown Allotment 2033), which is
controlled by Stirling Vista Pty Ltd.

Grollo Group are the head-leasee and are responsible for construction and operational requirements across
the White Horse Village generally. The site (land within sub-lease boundary associated with Cabin 4) is sub-
leased from the Grollo Group by the applicant.

2.4 Currentland use

The site is currently used for a dwelling. Since the time of the original application, the whole of White Horse
Village has been under construction in accordance with the existing planning permit (i.e. vegetation removal,
construction and works with chalets, cabins and White Horse Road). Some sub-lease areas within White
Horse Village are currently vacant however construction is expected to be completed in accordance with the

existing permit. ADVERTlS E D
PLAN
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3 The proposal

The proposal seeks to amend the endorsed architectural plans under Planning permit 201529926-13 to
include an additional storey and make changes to the floor layout associated with the site (the ‘proposal’).

The proposed understorey addition to Cabin 4 includes a living space and ski storage facility, with an external
access point and internal stair to the existing cabin. The addition is intended to be an extension of the existing
use of Cabin 4 and will provide continuous access and improved internal amenity for the applicant's family.

The proposal does not include native vegetation removal and remains in accordance with the existing permit.

3.1 Planning permit conditions

Review of the existing planning permit indicates that the conditions are not affected by the proposal. No
changes to the planning permit preamble or conditions are proposed as part of this application.

3.2 Proposed changes to the endorsed plans

Amended architectural plans hfive been prepared in support of the proposall(see Attachment 3).

The following documents encIosg i ct|?1? %%e'%g%rbeefgl(iﬁ%?ggltlg%lg pndorsed under the planning
o Fhe 361¢ purpose of enabling
permit: its consideration and review as
«  TP1.00.05 (Parcel D - Site PIBAtT®1208I RBYIAEARFOEFES VPRI Bigins), [TP2.06 Rev C (Cabin 4 Type C2 -
Plans and Elevations), TP3 16)11 ﬂ%ﬁé’r‘ée‘?ﬁ“%ﬂ%ﬁ'ﬁié@%ﬁb%s-éour e Street), and TP3.02.05 Rev B

(Parcel D - South Elevatjon eSecOUom/g'tl'%ﬁlch We € used tor any

ose y breach any

The following plans that form plart of the existing (é%ﬂ%g plans are requestled to be superseded with the
amended plans provided in AttachrmreTt3:

e TP1.00.02 (Parcel D - Site Plan page 33), TP1.05 Rev A (Parcel D - Floor Plans page 34), TP2.04 Rev B
(Cabin Type C2 - Plans & Elevations page 39), TP3.01.02 (Parcel D - North Elevation (Bourke Street)
page 41), and TP3.02.02 (Parcel D - South Elevation & Section A (East - West) page 42).

The following documents endorsed under the existing permit remain accurate for this proposal and do not
require any amendments to be made as a result of the proposed changes:

e Staging Plan (Condition 6)

o Site Environmental Management Plan (SEMP) (Condition 17)

e Rehabilitation Plan (Condition 18)

* Road Management Plan and Design Construction Plans (Condition 23)

+  Storm Water (Condition 24) ADVERT'SED

o Waste Management Plan (WMP) (Conditions 25 to 29)

e Detailed Flora and Fauna Assessment (FFA) (Condition 33 to 35) PLAN
e Geotechnical Report (Conditions 60 to 63)
RECEIVED

Department of Environment, Land, Water
and Planning

18 October 2024
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4 Related assessment and approvals

4.1 Flora and Fauna Guarantee Act 1988

A protected flora permit was obtained by Grollo Group (head leasee and planning permit holder) in
December 2020. No further approval under the Flora and Fauna Guarantee Act 1989 (FFG Act) is required. The
proposal does not include additional native vegetation removal and remains in accordance with the existing
permit.

4.2 Aboriginal Heritage Act 2006

Section 52 of the Aboriginal Heritage Act 2006 (AH Act) provides that a planning permit cannot be granted for a
high impact activity within an area of cultural heritage sensitivity until a Cultural Heritage Management Plan
(CHMP) has been approved under Part 4 of the AH Act for the proposal.

The proposal is defined as a high impact activity and the permit land (or Activity Area) is within an area of
cultural heritage sensitivity and therefore a CHMP is required to be prepared.

Cultural Heritage Management Plan No. 13391, prepared by Biosis and approved 3 June 2015 (Biosis 2015),
and Cultural Heritage Management Plan No. 15649, prepared by Biosis and approved 23 July 2018 (Biosis
2018), applies to White Horse Village.

The proposal is within the activity area and consistent with the activity description of CHMP No. 13391 and
CHMP No. 15469. The proposal does not trigger the requirement for a new CHMP as it falls within the scope
of the approved CHMPs.

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

RECEIVED
Department of Environment, Land, Water
and Planning

18 October 2024

ADVERTISED
PLAN
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5 Alpine Resorts Planning Scheme

# biosis.

APEMGroup

5.1 Alpine Resorts Planning Strategy

The following provisions under the Alpine Resorts Planning Strategy are relevant to this proposal:

Clause 2.01 - Context

Clause 2.02 - Vision

Clause 2.03 - Strategic Directions
- Clause 02.03-1 Settlement and housing

Clause 02.03-2 Environmental and landscape values
Clause 02.03-3 Environmental risks and amenity

— Clause 02.03-4 Natural resource management
Clause 02.03-5 Built environment and heritage

—  Clause 02.03-6 Economic development

Clause 02.03-7 Transport

—  Clause 02.03-8 Infrastructure

RECEIVED
Department of Environment, Land, Water
and Planning

18 October 2024

Clause 2.04 - Mt Buller Strategic Land Use Framework Plan - Village Precinct

5.2 Planning Policy Framework

The following Planning Policy Framework (PPF) provisions are considered to be relevant to this proposal:

Clause 11 Settlement

Clause 11.01-1L Mt Buller Village
Clause 12 Environmental and Landscape Values

Clause 12.04 Alpine Areas

ADVERTISED
PLAN

= (Clause 12-04-1S Sustainable development in alpine areas

Clause 12.05 Significant environments and landscapes

= (lause 12.05-1S Environmentally sensitive areas

Clause 13 Environmental Risks and Amenity
Clause 13.02 Bushfire

= 13.02-1S Bushfire planning
—  Clause 13.04 Soil Degradation
= (lause 13.04-2S Erosion and landslip

Clause 15 Built Environment and Heritage

© Biosis 2024 | Leaders in Ecology, Heritage and Environmental Approvals | www.biosis.com.au

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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—  Clause 15.01-2L Building design in Mt Buller

e Clause 16 Housing

- Clause 16.01-1S - Housing supply RECEIVED

« Clause 17 Economic Development Department of Environment, Land, Water
and Planning

—~  Clause 17.04 Tourism
18 October 2024

= Clause 17.04-1S Facilitating tourism

ADVERTISED
PLAN

5.3.1 Comprehensive Development Zone - Schedule 1 - Alpine Village

5.3 Zoning control

The site is located within the Comprehensive Development Zone schedule 1 (CDZ1) (Figure 2).

The purpose of the CDZ1 is:

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

o to provide for residentigl-developmentin-a-varetrofforms-inan-alpine environment.

¢ toencourage developn@niansiiied s ofitéiet lenBwhichd aivnaetsiedance with sound environmental
management and land|capabifity tractiteparpbscidreteldalirigto account the significance of the
environmental resourcks. its consideration and review as
part of a planning process under the
* to provide for the integratepdgvigiepment allapskinaccardaoge with a comprehensive development
plan incorporated in thjs stherd@cument must not be used for any
purpose which may breach any
Permit requirements copyright

Pursuant to Clause 4 of CDZ1, a permitis required to construct a building or construct or carry out works for
the proposal.

The use of land for 'Accommodation' is a Section 1 ‘permit not required’ use.
Application requirements

Pursuant to Clause 4.3-3 of CDZ1, a Site Environmental Management Plan (SEMP) is required for all
applications for buildings and works.

The proposal seeks to rely on the existing endorsed SEMP dated 21 December 2020 (Attachment 4). Review of
the endorsed SEMP indicates that the proposal does not require the SEMP to be updated to accompany this
S72 permit amendment application.

5.4 Overlay controls

The site is subject to the following relevant overlays under the Planning Scheme:
o Design and Development Overlay schedule 1 (DDO1-A1) (Figure 3)
e Erosion Management Overlay schedule 1 (EMO1) (Figure 4)
o Bushfire Management Overlay schedule (BMO1) (Figure 5)

13
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5.4.1 Clause 43.02 - Design and Development Overlay schedule 1 - A1 (DDO1-A1)

The objectives to be achieved under DDO1 are:

e To ensure that development within the Mt Buller Village creates and enhances the identifiable
individual resort character.

o To ensure building design provides a visually attractive and functionally effective interface with the
public domain, particularly within the Village Square and adjacent to the Bourke Street ski run.

e Toensure view corridors are protected between buildings and provide opportunities for view sharing.

o To provide safe pedestrian and skier access and linkages within the Village and to the ski fields.

Permit requirements

Pursuant to DDO1, a planning permit is required to construct a building or construct or carry out works. A
response to the application requirements applicable under DDO1-A1 is provided below.

Application requirements

A response to the application requirements under DDO1-A1 is provided in Table 3 in Section 6.

5.4.2 Clause 44.01 - Erosion Management-Overlay—Schedulet—

The objectives to be achieved undéis Empadd@cument to be made available
for the sole purpose of enabling

» toensure that applicatipns forgevglpipimeeRtisreanpPraried Ry adequate investigation and
documentation of geotechnjieattasfchrplatadistrpetueakmatiershe

Plannini%h[a%nd Environment Act 1987.

e to e.nsure that develop Mepf is appropriate to, .1?0%%@% e?i"*o%jtzt}%'; Cq ndiFionaIIy or. unconditionally,
having regard to the repults of&@p&g&e@}gghq@%g@i@&q@strucu ral investigations.

e toensure that developfnent is only carrietPBY¢ 1Blentified geotechnifal and related structural
engineering risks are effectivetyaddressed:

Permit requirements

The EMO1 contains specific permit triggers for applications to construct a building or construct or carry out
works.

Application requirements

Pursuant to Clause 4 of EMO1, an application for a planning permit must be accompanied by a Preliminary
Geotechnical Assessment.

The endorsed preliminary geotechnical assessment previously prepared by Phil Styles & Associates (Phil
Styles & Associates 2020) is applicable to the proposal and therefore no additional assessment is required.
This advice has been provided by Phil Styles & Associates and is included in Attachment 5 in support of the
proposal.

and Planning P L AN

18 October 2024
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5.4.3 Clause 44.06 - Bushfire Management Overlay

The purpose of the Bushfire Management Overlay (BMO) is:

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

e toensure that the development of land prioritises the protection of human life and strengthens
community resilience to bushfire.

o toidentify areas where the bushfire hazard warrants bushfire protection measures to be
implemented.

e toensure development is only permitted where the risk to life and property from bushfire can be
reduced to an acceptable level.

The objectives to be achieved under BMO1 are:
o torequire tailored bushfire protection measures unique to Victoria’s alpine resorts.

o to acknowledge the bushfire protection measures and protection of human life being achieved
through emergency management arrangements unique to Victoria's alpine resorts.

Permit requirements

Under the BMO, a planning perimit is required to construct a building or construct or carry out works
associated with Accommodatio 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

The endorsed Bushfire Managgme®t Pvngmmy SHudr erpent et No. 201529926-13 applies to the site
and remains accurate for the p -oéB'§8|fi?ﬁ'é‘BﬁHBP§q1atmﬁ>lf§ th& fBFeaHé’t required to be updated as the
[

proposal does not impact its recommgﬁlggt?gﬁsv.vlégp}r}:éﬁlﬁrggcco%%ucted o a bushfire attack level of BAL-
29.

=

Application requirements

5.5 Particular provisions

5.5.1 Clause 53.02 Bushfire Planning

Clause 53.02 applies to an application under Clause 44.06 - Bushfire Management Overlay, unless the
application meets all of the requirements specified in a schedule to Clause 44.06. A response to the
requirements under Clause 53.02 is provided in Table 3 in Section 6.

RECEIVED
Department of Environment, Land, Water ADV E RT l S E D
and Planning P L AN

18 October 2024
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6 Planning considerations

6.1 What are the key considerations of this amendment?

The key considerations when assessing the appropriateness of the proposal are:

e Isthe proposal in alignment with the Alpine Resorts Strategic Plan 2020-2025 (Strategic Plan) and
Planning Policy Framework of the Alpine Resorts Planning Scheme?

e Isthe proposal consistent with the existing planning permit?

» How does the proposal respond to the preferred built form outcomes of site and White Horse
Village?

e How does the amendment respond to geotechnical investigations already undertaken for White
Horse Village?

e How does the proposal respond to bushfire risk?

e Will the proposed works cause material detriment to any person in accordance with section 52(1)(d)
of the Planning and Environment Act 1987?

The following section address the considerations listed above.

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

N its consideration and review as

art of a planning process under the
The Alpine Resorts Strategic Pldn 2G4Q;7022 @Eﬁ{ﬁ‘%ﬁmé&q}i@§ foghe proposal as it is referenced in the

Planning Scheme. The document must not be used for any

purpose which may breach any
The Strategic Plan recognises the important contriggtipizfipe Mount Buller Alpine Resort makes within the

alpine industry. The Strategic Plan refers to the Mount Buller Master Plan whjch sets out a comprehensive
range of initiatives to position Mount Buller for future growth, based primarily around broadening the range
of visitor experiences and value, with only a small increase in visitor beds.

(=}

6.2 Strategic Justificati

This proposal is consistent with the strategic objectives for the Mount Buller Alpine Resort as it will contribute
to a diverse range of accommodation supply at Mt Buller.

6.3 Alignment with the planning policy framework

The Planning Scheme sets out the objectives, policies and provisions relating to the use, development and
protection of land within the Alpine Resort. Table 2 below provides an assessment of the proposal against the
relevant requirements of the planning policies objectives in the Planning Scheme.

RECEIVED

A DV E RT l S E D Department ofalfll(livli)ligllillglellét, Land, Water
P LAN 18 October 2024
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Table 2 Assessment of the proposal against the state and local planning policies objectives

Policy Assessment response

Alpine Resorts Planning Strategy

e Clause 2.03 - Strategic Directions .
—  Clause 02.03-1 Settlement and housing

—  Clause 02.03-2 Environmental and
landscape values

—  Clause 02.03-3 Environmental risks and
amenity

—  Clause 02.03-4 Natural resource
management

—  Clause 02.03-5 Built environment and
heritage

—  Clause 02.03-6 Economic development

—  Clause 02.03-7 Transport

—  Clause 02.03-8 Infrastructure

e Clause 2.04 - Mt Buller Strategic Land Use .
Framework Plan - Village Precinct

The proposal is consistent with the current use of the site
and is appropriately located within the established
footprint of the White Horse Village development. The
proposal integrates seamlessly with the built form of
Cabin 4 and is sited to minimise adverse effects to
adjoining neighbours. The proposal does not make any
change to the mitigation measures required to be
implemented during the construction and operation
phases to White Horse Village under the existing permit.
Additionally, the proposal has been designed so that it is
consistent with the built form objectives for this part of the
Mount Buller Alpine Resort.

The site is identified within Comprehensive Development
Plan 2 (CDP2) area for ‘Mixed commercial / retail /
accommadation’ uses in the strategic land use framework

plan at Clause 2.04 of the Planning Scheme. The proposal

This copied document tashenpisthnawitabderategic land use plan by utilising

for the solﬁﬁ

Planning Policy Framework

e Clause 11 Settlement
—  Clause 11.01 Victoria
o Clause 11.01-14 Mt Buller Village

bliver a sensitive response to the

fifeanvddohrgents to
i1D hin White Horse Village.

s

sited to consolidate development
illbge and offer improved
posed cabin.

e Clause 12 Environmental and Landscape .
Values

—  Clause 12.04 Alpine Areas

o Clause 12-04-1S Sustainable
development in alpine areas

o Clause 13 Environmental Risks and Amenity .
—  Clause 13.02 Bushfire
o Clause 13.02-1S Bushfire planning
—  Clause 13.04 Soil Degradation

o Clause 13.04-2L Erosion and landslip
in alpine resorts

e Clause 15 Built Environment and Heritage .
—  Clause 15.01 Built Environment

© Biosis 2024 | Leaders in Ecology, Heritage and Environmental Approvals | www.biosis.com.au

The proposal does not detract or cause detrimental
impact to the natural qualities of the wider significant

landscape of Mt Buller. ADVERTlS E D
PLAN

To be consistent with bushfire planning policy, the
proposal seeks to implement the construction standards
and defendable space management requirements of the
existing endorsed Bushfire Management Plan (Attachment
6).

The proposal will implement the recommendations of the
existing endorsed preliminary geotechnical assessments
(Phil Styles & Associates 2020, Phil Styles & Associates
2018a, Phil Styles & Associates 2018b, Phil Styles &
Associates 2015) under the planning permit to ensure that
the risk to property is kept to low and result in no credible
risks to life from the proposal.

The proposed materials and scale of the proposal will not

detract from the surrounding natural environment or
existing built form of White Horse Village, or the broader

17
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o Clause 15.01-2L Building design in Alpine Resort. The proposal is considered to deliver a
Mt Buller sensitive response to the existing built form of the site and
its neighbouring buildings.

e Clause 16 Housing e The proposal is consistent with the relevant PPF objectives

~  Clause 16.01 Residential Development related to housing supply as it will respond to the
changing needs of households (capacity and amenity),

o Clause 16.01-1S - Housing supply
thus strongly supporting the economic vitality of the area.

e Clause 17 Economic Development » The proposal seeks to encourage and improve well-
—  Clause 17.04 Tourism designed and sited dwellings in proximity to tourism and

o Clause 17.04-1S Facilitating tourism recreational assets of Mt Buller.

6.4 Is the proposal consistent with the existing permit?

The proposal seeks to maintain and enhance the permitted uses and works in response to the changing
accommodation needs of the applicant. As such, the proposed amendment is supported by the permitted
use and is in accordance with the intent of White Horse Village as originally envisioned.

6.5 How does the prop form outcomes and

design integrity of the;siteandWhite HorsgMillagatvie

for the sole purpose of enabling
to dejiveran SRSV hesRaRes iapagferred puilt form outcomes of the site
part of a planning process under the

Planning and Environment Act 1987.
In response to feedback provided pyOdbdia PhrtndpRicBonmEeaiingdield on 25 June 2024, it is noted that

whilst departing somewhat from the ‘glevpted lighickeaight poteichnstsuction, [the proposed design retains
elements of the pole frame dedign that was origirallyyagiroved. The understprey additions are recessed from
the upper-level footprint, there intaini isibili uildings at the ground floor
level. The amended architectural plans emphasise the continuation of the vertical elements and recessed
areas of the understorey (Attachment 3). This approach to the understorey allows for the retention of the
design integrity of White Horse Village. The proposed amendment will maintain the contemporary form and
materials that are currently used in White Horse Village.

The proposal has been design
and White Horse Village.

The proposal is in keeping with the existing and approved built form and does not detract from view corridors
of the approved cabins. View sharing from Bourke Street is currently obscured by existing cabins and a
stairway and will not be further obscured by the addition of the understorey. TP 3.01 in Attachment 3
demonstrates the view from Bourke Street and the recessed nature of Cabin 4.

Table 3 below provides a detailed response to the development requirements that should be met under
DDO1-A1 and the materials and finishes that should be used for new development under DDO1.

RECEIVED

ADV E T&S E D Department Ofalflﬁvlirlgﬁﬁﬁg’ Land, Water
PL

18 October 2024
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Table 3 Response to requirements of Clause 43.02 - Design and Development Overlay schedule 1-A1

Requirements Response

Building and Works (DDO1-A1)

Maximum Height (DDO1-A1)

Minimum Setbacks (DDO1-A1)

Development should not cast a shadow over the
Village Square, Athletes Walk, Summit Road or
Bourke Street ski run for more than two hours in
the period 10.00am to 3.00pm on 22 June.

In residential areas of the Village, development
should be constructed so that it is generally level
with, or below, the top of the existing tree canopy.
Development should avoid and minimise removal
of vegetation.

Vegetation should not be removed to provide for
view corridors from any development.
Development should not be visually intrusive
above the tree canopy or on the skyline when
viewed from within the Village and adjoining
skifields.

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

Due to the location and nature of the proposal, no
shadows will be cast over Village Square, Athletes Walk,
Summit Road or Bourke Street ski run.

Works will occur well below the existing tree canopy as it
is an extension under an existing dwelling.

The proposal avoids the removal of additional vegetation
by utilising the under-croft space below the ground floor
of Cabin 4.

The proposal is in keeping with the existing and approved
built form and does not detract from view corridors of the
approved cabins. View sharing from Bourke Street is
currently obscured by existing cabins and a stairway and
will not be further obscured by the addition of the
understorey.

The proposed vehicle and pedestrian access points
already approved under the existing permit are not
detrimentally impacted upon.

This copied document toNsech#ngesdeailablélding height are proposed and

The maximum height of any phrt of a Eefdlig ok purposbereteratitiaproposal is consistent with the current
storeys or 11 metres above natural grétnenesigleration @nfleesadwiars and meets the DDO1-AT requirements.

whichever is the lesser height.|A pepaittrodyatelanning process under the

granted to increase the height|{of aR}20oiBguadr&nvironment Act 1987.

or chimney by 1.5 metres proyidelilrodostament must not be used for any

1 metrgginpasghwhich may breach any
copyright

20% of the roof area exceeds

ADVERTISED
PLAN

The existing building ahd proposed extension are 4.2

Development should meet the following
requirements:

© Biosis 2024 | Leaders in Ecology, Heritage and Environmental Approvals | www.biosis.com.au

A building must be setback:

— 6 metres from the closest kerbside or
constructed edge of a road abutting the
frontage of the site and 3 metres from the
frontage boundary of the site

— 3 metres from any other site boundary

— Anaverage of 4 metres from any other
building on the same site

— 6 metres from any building on an adjoining
site

Where any part of an external wall measured above

natural ground level exceeds 3.6 metres in height,
the minimum prescribed distance of the wall from
a boundary shall be increased in the proportion of
100mm for every 300mm or part thereof by which
that height of that part of the wall exceeds 3.6
metres.

metres from the frontage boundary and therefore comply
with the frontage setback.

The doorway on the eastern side of the dwelling
protrudes into the setback to the abutting site boundary,
however the approved deck above already extends into
this setback. The additional building mass will not impact
on the amenity of the adjoined dwelling.

In addition, as Cabin 4 is setback from Bourke Street and
below the sight line of White Horse Village Road, it will not
impact the visual permeability of the elevated dwellings.

It is considered that the setbacks between Cabin 4 and
surrounding buildings do not result in any material
adverse effect. This is because the lower ground level will
effectively be setback within the existing ground floor
footprint of the building.

No changes are proposed to the snow dumping area. The
proposal is in accordance with the existing snow
management plan (SMP) endorsed under the planning

permit.
RECEIVED

and Planning

18 October 2024

Department of Environment, Land, Water
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Maximum Site Coverage (DDO1-A1) » The site coverage of the existing footprint of the cabin

e 60% of the total site area exceeds the 60% and the proposal does not seek to
increase the site coverage of Cabin 4. The additional
lower ground floor space will not increase the site
coverage and this variation to the requirement has
already been approved.

Materials and finishes (DDO1) e Aproposed schedule of materials and finishes are

New development should be constructed of the included in the architectural drawings in Attachment 3

following materials and finishes: and are considered to comply with the requirements of
DDO1.

Wall materials

—  Corrugated iron, profiled metal, timber,
natural stone (preferably weathered granite),
plastered masonry.

— Natural stone should be used in new buildings
and major extensions that add more than 20
per cent to existing floor area. A minimum of
15 per cent of all external facades visible from
the road, public pedestrian route or ski fields
should be constructed of natural stone.

e Roof material

e The proposal is not a ‘new building’ and the requirements
for use of natural stone is not considered to be relevant in
this case. Additionally, use of natural stone is not
considered to be complimentary to the ‘elevated’ design
of cabins throughout White Horse Village.

—  Profiled metal, corrugated iron (non- RECEIVED
reflective and muted tgnes). Departmeng of Environment, Land, Water
e Colours and Planning

—  The use of colour in the form of ffél’nthﬂ)ﬂole purpose of ehabling
should be minimised andl used oit§/eensideration and rejiew as
feature or element of coptrasParkeka ganning process under the
natural alpine colour tones sHanjagseadnEnvironment Act 1987.
materials and finishes. The document must not be used for any

purpose which may breach any

copyright

This copied document to be miade available
r% 18 October 2024

6.6 How does the ame
undertaken for White Horse Village?

estigations already

A number of preliminary geotechnical assessments have been undertaken for White Horse Village in
response to the requirements of the EMO1 (Phil Styles & Associates 2020, Phil Styles & Associates 2015, Phil
Styles & Associates 2018a, Phil Styles & Associates 2018b, Phil Styles & Associates 2018c). Review of these
assessments against the proposal has confirmed that these assessments remain current to the proposal and
therefore no additional assessment is required. Phil Styles & Associates provided a letter of advice
(Attachment 5) to confirm that the proposed additions to Cabin 4 lie within the scope of their preliminary
geotechnical assessments. The proposal is therefore consistent with the objectives of the EMO1, as the risk to

life and property from landslip has been reduced to a low level.
ADVERTISED

6.7 How does the amendment respond to bushfire risk? PLAN

A Bushfire Management Plan (BMP) was prepared in January 2020 by Terramatrix Pty Ltd for Parcel B and D
of White Horse Village. The BMP was endorsed on 21 December 2020 as required under Condition 49 of
Planning Permit No. 201529926-2. The amendment does not affect the bushfire hazard site and landscape
assessment prepared by Terramatrix and remains applicable to the proposal. The endorsed BMP
(Attachment 6) is consistent with the Country Fire Authority’s standard permit conditions and guidance and
will be complied with for the proposed Cabin 4 amendment. The development will be constructed to satisfy
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BAL-29 as agreed with the CFA. A response to the application requirements applicable under BMO1 and
Clause 53.02 is provided in Section 5 of this report.

Table 4 Bushfire Protection Objectives and Approved Measures- Clause 53.02 and Substitute
Approved Measures - Clause 44.06

Clause 53.02-4.1 Landscape, siting and design The Mt Buller Resort Village has high bushfire potential due to

objectives: the topography and vegetation of its locale. Bushfire hazard

» Development is appropriate having regard tothe  management in this environment requires an alternative
nature of the bushfire risk arising from the approach to that used in most other areas of Victoria. The
surrounding landscape. schedule to 44.06 (BMO) in the Alpine Resorts Planning

o Development is sited to minimise the risk from

Scheme provides 'substitute approved measures' to manage
bushfire hazard in the resort. The Mt Buller Resort also relies
on its '"Community Bushfire Emergency Management Plan' (Mt
Buller Alpine Resort Mt Stirling Alpine Resort 2019) (CBEMP) to
provide effective alternatives to conventional BMO

bushfire.
o Development is sited to provide safe access for
vehicles, including emergency vehicles.

e  Building design minimises vulnerability to bushfire

attack. )
requirements.

Approved Measures:
e AM 2.1: The bushfire risk to the development from

the landscape beyond the sit ’Tﬂf@@dﬁi@@ﬂ’@c’iﬁnen
an acceptable level (Schedul Cloiomat nuie
substitute specified).

e AM2.2: A building is sited t
achieves the following (Sch

Response to AM 2 1 dite locations in the Mt Buller village

e { Y anage bushfire risk from beyond
ions are utilised in place of
anged fandscape.

58 the
i sg&) m-} 2 - Blishfire Hazard is high across the

- No substitute measure applies¥he docume S|E%Jl?gre is no ife within the land proposed for
. . bment ¢ hat hgs alfnore favourable distance between

o  The maximum sepak hanasebrdaehiag
between the building and the bushfire copyrig| jjdings and the bushffre hazard.

hazard. —  Design features of|the development address the need
o The building s in close proximity to a to create a separation from the bushfire hazard. The
public road. roadways (including batters) have been set out below

the buildings, providing a fuel free space between

o Access can be provided to the building buildi dthe bushfire h d
uildings and the bushfire hazard.

for emergency service vehicles.

«  AM2.3:A building is designed to reduce the -~ Anall-seasons access road is designed to connect the
accumulation of debris and entry of embers chalets and hotel is to Standard Road. The access
(Schedule to Clause 44.06 - No substitute road is designed to allow for emergency services
measure - 53.02 applies). vehicle access throughout the year.

» Response to AM 2.3 - All buildings on site will be designed
to BAL-40 or otherwise as agreed with CFA which provides
for a high standard ember protection. The scale of the
buildings above the tree line and the site management
requirements of the CBEMP ensure that accumulation of
debris will be negligible across the development.

53.02 -4.2 Defendable space and construction * Response to AM 3.2 -Parcel D is subject to BAL-29

objective: construction standards, as per the endorsed Bushfire

«  Defendable space and building construction Management Plan prepared by Terramatrix. Following
mitigate the effect of flame contact, radiant heat consultation with the CFA, this non-standard approach
and embers on buildings. was agreed at a meeting at CFA HQ Burwood on the

19/12/19. Buildings in Parcel D are sufficiently distant from
hazardous vegetation to allow a BAL-29 standard and this
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Substitute Approved Measures (as per Schedule)
AM 3.2

e The construction of buildings must be one of the
following:
o BAL-40 construction in accordance with
AS3959 Building in Bushfire Prone Areas
(Standards Australia).

o Determined by a suitably qualified and
experienced practitioner that the
building will be capable of withstanding
an equivalent level of predicted bushfire
attack and levels of exposure. A suitably
qualified and experienced practitioner
has the same meaning as ‘fire safety
engineer within the Building Regulations
2006.

o Determined using an alternative
methodology to the satisfaction of the
relevant fire authority.

o  Buildings must be provided with
defendable space to the satisfaction of
the relevant fire authority.

53.02-4.3 Water Supply and Access Objectives:

e  Astatic water supply is provided to assist in
protecting property.

e Vehicle access is designed and constructed to
enhance safety in the event of a bushfire.

Substitute Approved Measures (as per Schedule)
AM 4.2:

e All buildings and works must provide access and
egress arrangements which meet the
requirements of the relevant fire authority.

6.8 Material Detriment

# biosis.

non-standard approach acknowledges the bushfire
protection measures and integrated approach to risk
management in the ‘Mount Buller and Mount Stirling
Mountains Fire Management Plan’.

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

Response to AM 4.2 - The site will be connected to the Mt
Buller fire hydrant system. Hydrants will be provided for
each chalet and the hotel in accordance with CFA
requirements. The existing access road provides an all-
weather vehicle ingress and egress to the site. Passing
bays along the access road allow for two-way traffic. The
access road has also been designed to cater for heavy
ridged vehicles.

The proposal has the potential to cause material detriment to owners/occupiers of adjoining lots/parcels by
virtue of noise and other outcomes of construction. However, as the works will occur outside of the peak
tourist season, and conditions of the endorsed SEMP control these impacts, the material detriment will be

minimal.

RECEIVED
Department of Environment, Land, Water ADV E RT I S E D
and Planning P L AN

18 October 2024
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7 Conclusion

This proposal is consistent with the purpose of the relevant objectives of the Alpine Resort Planning Scheme
and satisfies all relevant requirements.

The proposed amendment is considered worthy of approval based on the following:

e The proposed amendment is not considered to result in any adverse effect upon the surrounding
neighbours or the planned development of White Horse Village as it was originally envisioned.

e The proposed amendment is in accordance with the permitted uses and works allowed for under the
existing permit.

e The proposed amendment provides a site responsive design in keeping with the existing approved
development footprint. The proposed design takes into account the cultural heritage values,
biodiversity values, bushfire risk, urban design considerations and geotechnical considerations
already approved under the existing permit.

e The proposed amendment responds to the relevant planning policies and controls that apply to
Parcel D. The proposed amendment strategically aligns with the design objectives for White Horse
Village.

e The proposal is considered to be in accordance with Planning Policy Framework.

RECEIVED
Department of Environment, Land, Water
and Planning

18 October 2024

ADVERT'S ED This copied document to be made available
for the sole purpose of enabling
P LAN 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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