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Urban Planning Committee AGENDA

Wednesday 24 May 2017
Commencing 6.30 pm 
Council Chamber, Moreland Civic Centre, 90 Bell Street, Coburg
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1.
WELCOME

2.
APOLOGIES    

3.
CONFIRMATION OF MINUTES 
The minutes of the Urban Planning Committee Meeting held on 26 April 2017 be confirmed.
4.
DECLARATION OF INTERESTS AND/OR CONFLICT OF INTERESTS  

5.
COMMITTEE REPORTS
Planning and Economic Development
DED37/17
The Grove (between Sydney Road and Barrow Street), Coburg - Planning Application MPS/2016/503 (D17/162243)
3
DED38/17
1 Davison Street, Brunswick - Planning Permit Application MPS/2016/848 (D17/138053)
17
DED39/17
88-90 Lygon Street, Brunswick East - Planning Permit Application MPS/2016/343 (D17/97635)
48
DED40/17
55 - 63 Nicholson Street, Brunswick East - Planning Permit Application MPS/2016/398 (D17/138326)
104  

DED37/17
The Grove (between Sydney Road and Barrow Street), Coburg - Planning Application MPS/2016/503 (D17/162243)

Director Planning and Economic Development
City Development        
Executive Summary

The application seeks approval for the demolition of the existing road and to carry out roadworks in a Heritage Overlay. At the November 2016 Urban Planning Committee (UPC) meeting, Council resolved to issue a Notice of Decision to Grant a Planning Permit for this application based on the proposed road width of 9.8 metres. 

Following the decision of the UPC in November 2016, an appeal was lodged to the Victorian Civil and Administrative Tribunal (VCAT) for a review of Council’s decision. The applicants for review represented at least 50 residents of The Grove in Coburg. 

Council officers attended a Compulsory Conference at VCAT on 15 May 2017 with the applicants for review. The main issue related to the width of the road itself, and the impact a narrower road would have on the heritage character of The Grove. Specifically, the impact of the reduction of the road width from 12.2 metres to 9.8 metres. The applicants for review sought an increased road width, to 10.7 metres. 

During the Compulsory Conference an alternative road width of 10.25 metres was agreed on by all parties subject to the approval of the UPC, being a width that would pose lesser risk to the health of the street trees than 10.7 metres. 

This report details the assessment of the proposed alternative road width against the relevant policies and provisions of the Moreland Planning Scheme. The key planning consideration is whether the width of the road will affect the heritage significance of The Grove.
It is concluded that the proposal achieves the objectives of Clause 22.06 (Heritage) of the Moreland Planning Scheme by ensuring the formality of the street is maintained and the significant street trees are safe guarded.  

It is recommended that Council advise VCAT that it supports the issue of a planning permit in recognition of the consent of all parties to the addition of Condition 1(d) requiring the width of the road modified to 10.25 metres. 

	Recommendation

The Urban Planning Committee resolve to advise the VCAT that it consents to the issue of Planning Permit No. MPS/2016/503 for the ‘demolition of the existing road and carry out roadworks in a Heritage Overlay’ at The Grove, Coburg (between Sydney Road and Barrow Street), subject to the following conditions:
1.
Before the development commences, amended plans to the satisfaction of the Responsible Authority must be submitted to and approved by the Responsible Authority. When approved, the plans will be endorsed and will then form part of the permit. The plans must be drawn to scale with dimensions and three copies must be provided. The plans must be generally in accordance with the plans advertised 1 August 2016 but modified to show:

a)
A demolition plan indicating the parts of the road to be removed. 

b)
The deletion of the raingardens to the front of 35 and 38 The Grove. 

c)
The inclusion of the raingardens in the legend. 

d)
The road pavement width modified to not less than 10.25 metres. 

2.
The development as shown on the endorsed plans must not be altered without the written consent of the Responsible Authority.

3.
The roadworks must be undertaken in accordance with the recommendations of the ‘Enspec – Environment and Risk Report’ dated 7 October 2016 with respect to tree protection management. 

4.
All planting in rain gardens are to be low-level. 

5.
All vehicle crossings must be constructed in every location shown on the endorsed plans to a standard satisfactory to the Responsible Authority (Moreland City Council, City Infrastructure Department).

6.
This permit will expire if one of the following circumstances applies:

a)
The development is not commenced within 2 years from the date of issue of this permit.

b)
The development is not completed within 4 years from the date of issue of this permit.

The Responsible Authority may extend the period referred to if a request is made in writing before the permit expires or:


Within 6 months after the permit expires to extend the commencement date.


Within 12 months after the permit expires to extend the completion date of the development if the development has lawfully commenced.




REPORT

1.
Background

Subject site 
The subject site is located at The Grove, Coburg, between Sydney Road and Barrow Street. This section of The Grove spans a total length of 540 metres running east‑west and has a width of 12.2 metres. The roads kerb and channel is mostly constructed of 3 pitcher bluestones with some sections constructed of concrete. There is a nature strip on both sides of the road which has a width of approximately 2.3 metres and accommodates 73 street trees. 

The Grove is a principle street within The Grove/Sydney Road heritage precinct, characterised by its architectural examples of buildings constructed as part of a notable 1880’s land boom subdivision. The Grove is distinguished by its canopy of mature Elm street trees. 

Properties fronting The Grove generally have wide frontages with generous street setbacks allowing for front garden areas which are generally well landscaped and vegetated which contributes to the character of the heritage precinct. 

The street comprises a mix of 19th Century Edwardian, Interwar and Post-war style houses. There are also some non-residential buildings in this part of The Grove including the former Moreland High School more recently the Kangan-Batman College of TAFE at 31 The Grove and a Child Care Centre at 40 The Grove. 

The statement of significance for the site is as follows:

What is significant?

The Grove/Sydney Road Precinct, comprising houses at 105-165 and 84‑164 Sydney Road, 1-83 and 14-88 The Grove and 67 Nicholson Street, Coburg.

How is it significant?

The Grove/Sydney Road Precinct is of local historical and architectural significance to the City of Moreland.

Why is it significant?

The Grove/Sydney Road Precinct is of local historical significance for its association with the speculator Montague Dare and the prolific 19th century architect T. J. Crouch.

The Grove/Sydney Road Precinct is of local architectural significance as a notable 1880s land boom residential subdivision that contains many individually significant buildings. Notable buildings include the two pairs of two-storey Italianate mansionettes designed by T. J. Crouch at 23-25 and 45-47 The Grove which are typologically rare and excellent examples of the use of polychrome brickwork. Examples of Crouch's standard Italianate villa house designs can be seen at 3, 11, 14, 18, 22 and 24 The Grove. The precinct also includes many good examples of Edwardian houses, including 66, 65, 73 and 86 The Grove. 

There are also several bungalows, including exemplars at 71 and 75 The Grove. Post-War buildings include the triple fronted bi-chrome brick house at 41 The Grove and the chapel at No.43. The canopy of mature street trees and well maintained private gardens contribute greatly to the character of the precinct.

Surrounds

The surrounding area is characterised by predominantly residential development. Development in the area appears to be generally of single storey or double storey construction. 

Surrounding streets include The Avenue (south) and Rennie Street (north) which run parallel to The Grove. Intersecting streets include Nicholson Street (east), Barrow Street (centrally) and De Carle Street and Sydney Road (west). 

It is noted that the part of Sydney Road which intersects with The Grove forms part of ‘The Grove/Sydney Road’ heritage precinct. The other immediately surrounding streets are not within a Heritage Overlay, besides those parts of the intersecting streets which intersect with The Grove inclusive of Barrow Street, Decarle Street and Nicholson Street intersections. 

A location plan forms Attachment 1.
The proposal

Following a Compulsory Conference held on 15 May 2016 it is proposed to modify the road pavement from 9.8 metres to 10.25 metres. 

The development plans form Attachment 2. 

History 

At the November 2016 UPC meeting, Council resolved to issue a Notice of Decision to Grant a Planning Permit for the ‘demolition of the existing road and carry out roadworks in a Heritage Overlay’ (D16/410824) based on a road width of 9.8 metres. 
Statutory Controls – why is a planning permit required?

	Control
	Permit Requirement

	Heritage Overlay (HO172)
	Clause 43-01-1 (Heritage) - A planning permit is required to demolish or remove a building, construct a building or construct or carry out works including roadworks where the existing footpaths or kerb and channel are altered.


It is noted that the land zoning Neighbourhood Residential Zone 1 (NRZ1) does not require a planning permit for roadworks. Further, the Heritage Overlay (HO172) does not trigger a planning permit for tree removal. 

2.
Internal/External Consultation

Public notification

The previous report (DED85/16) for this application detailed the extent of notice given. It is noted that there were 53 objections including 2 proforma objections following advertising of the application. 

A Planning Information and Discussion meeting was also held on 11 October 2016. The objectors enquired whether there was the possibility of increasing the proposed width of the road to 10.7 metres in lieu of the 9.8 metres. The applicant being the City Infrastructure Branch considered this suggestion following the meeting, and advised they do not wish to amend the proposal. 

Compulsory conference 

Following the decision of the UPC in November 2016 to issue a Notice of Decision to Grant a Planning Permit, an appeal was lodged to the VCAT for a review of Council’s decision. 

Council officers attended a compulsory conference at VCAT on 15 May 2017 with the applicants for review. The main issue related to the width of the road itself, and the impact a narrower road would have on the heritage character of The Grove. Specifically, the impact of the reduction of the road width from 12.2 metres to 9.8 metres. The applicants for review sought an increased road width to 10.7 metres. 

In consideration of the risk of damage to the existing mature street trees, a width of 10.25 metres was agreed on by all parties as a more appropriate width than 10.7 metres. This is in consideration of the Structural Root Zones (SRZ’s) of the trees. 

Internal/external referrals

Advice was sought from Council’s Heritage Adviser who had not objection to a reduction of the road width. It was advised that the actual width of the road is less of a heritage concern than ensuring that the formal character of the street is maintained. Critical aspects of the heritage street are attributed to The Grove’s formal character with its straight kerb alignments and matching rows of Elm trees.

3.
Policy Implications

State Planning Policy Framework (SPPF)

The following State Planning Policies are of most relevance to this application: 

Clause 9: Plan Melbourne


Clause 11.04 Metropolitan Melbourne


Clause 15.01 Urban Environment


Clause 15.02 Sustainable Development


Clause 15.03 Heritage

Local Planning Policy Framework (LPPF)

The following Key Strategic Statements of the Municipal Strategic Statement (MSS) and the following Local Planning Policies are of most relevance to this application: 
Municipal Strategic Statement:


Clause 21.01 Municipal Profile


Clause 21.02 Vision


Clause 21.03-4 Urban Design, Built Form and Landscape Design

Local Planning Policies:


Clause 22.01 Neighbourhood Character


Clause 22.03 Car and Bike Parking and Vehicle Access


Clause 22.06 Heritage

The MSS seeks to ensure development responds to the heritage significance of its context and conserves existing vegetation particularly large trees. It is also Council’s strategic direction to ensure that development contributes to environmental sustainability. The proposal to reconstruct The Grove between Sydney Road and Barrow Street achieves these policy objectives, as detailed in Section 4 of this report. 

The proposal is also in line with Councils strategic direction for vehicle access. 

Human Rights Consideration

This application has been assessed in accordance with the requirements of the Planning and Environment Act 1987 (including the Moreland Planning Scheme) reviewed by the State Government and which complies with the Victorian Charter of Human Rights and Responsibilities Act 2006.
4.
Issues

In considering this application, regard has been given to the State and Local Planning Policy frameworks, the provisions of the Moreland Planning Scheme, and the merits of the application. It is noted that assessment of the application is limited to the decision guidelines of Clause 43.01 (Heritage Overlay) of the Moreland Planning Scheme. 

Will the proposed road width affect the heritage significance of the street?

Clause 22.06-3.10 of the Heritage Policy which relates to streetscapes, landscapes and trees, states that it is policy to:


Ensure that new buildings and works do not adversely affect views and vistas toward, from and within heritage streetscapes.


Ensure that new buildings or works do not present a physical threat to any tree with identified heritage value. 


Ensure that new buildings or works are subservient to, and maintain the prominence of the significant elements of the heritage landscape. 


Retain significant elements of the heritage landscape. 


Encourage the retention and conservation of heritage elements within streetscapes (including street trees, kerb and channel, laneways, etc.). New elements should be consistent with the historic character of the place.

The kerb alignment is to remain straight, ensuring that the formality of the street attributed to the hard edges of the road is maintained. Consideration of an appropriate width is therefore centred around the impact that the changed road width and associated construction would have on the existing mature Elm street trees. 

As identified in the previous report for this application, a report prepared by ‘Enspec – Environment and Risk’ dated 7 October 2016 submitted by the applicant identifies that reducing (narrowing) the road pavement to 9.8 metres would be optimal in ensuring minimal excavation occurring close to/within the Structural Root Zones (SRZ). 

Notwithstanding, during the compulsory conference at the VCAT it was identified that whilst a road constructed at a width of 10.25 metres would result in a minor encroachment into some of the the SRZ’s it could be managed under appropriate supervision and methods of works and excavation. This is compared to a width of 10.7 metres which would largely encroach into the SRZ’s and similarly largely increase risk of damage to core tree roots. 

The requirements of the Moreland Tree Protection Guidelines for Road Construction Works as per the Enspec report are considered appropriate for the preservation and protection of the trees in the areas where works are required in these SRZ’s based on a road width of 10.25 metres. This is on the basis that there will be less of an occurrence of encountering roots within the SRZ’s. 

On the basis of the above it is considered the proposed width of the road will not pose significant risk to the ongoing health of the trees, subject to compliance with requirements for tree protection during construction. 

For the purposes of clarity, the date of the relevant Enspec report should be included as part of the condition of the permit relating to this tree protection plan. 

6.
Officer Declaration of Conflict of Interest

Council Officers involved in the preparation of this report do not have a conflict of interest in this matter.

7.
Financial and Resources Implications

There are no financial or resource implications.

8.
Conclusion

It is considered that the proposed road width increase to 10.25 metres is an appropriate heritage response and will not put the valued street trees under unreasonable risk. 

Attachment/s

	1 
	Location and Objector Map - The Grove, Coburg (MPS/2016/503)
	D17/164136
	

	2 
	Advertised Plans - The Grove, Coburg (MPS/2016/503)
	D17/164137
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DED38/17
1 Davison Street, Brunswick - Planning Permit Application MPS/2016/848 (D17/138053)

Director Planning and Economic Development
City Development        
Executive Summary

The application seeks approval for the construction of 3 double storey dwellings. This application is being reported to the Urban Planning Committee at the request of Cr Ratnam. The Urban Planning Committee considered this application at its meeting on 26 April 2017, and resolved to defer the item to allow Council officers and the permit applicant to have further discussions regarding the proposal (DED31/17). These discussions have resulted in minor revisions to this report, as a consequence of the revised information and dimensions being submitted. 

The application was advertised and 1 objection was received. The main issues raised in the objection are overdevelopment, non-compliance with Clause 55 and traffic and parking concerns. 
An onsite meeting was held on 2 March 2017 to discuss the key issues with the applicant, and allowed the concerns raised in the objection to be further explored. No changes were made to the application following this meeting. A further meeting was held on 2 May 2017 with Council officers and the permit applicant, which resulted in the applicant agreeing to increase the setback from the northern boundary, resulting in an increase to the size of the area of Secluded Private Open Space to each dwelling and better sunlight penetration. The greater setback from the northern boundary also decreased the site coverage. 

The applicant has not formally substituted plans, but rather has agreed to certain permit conditions, should a permit be granted. 

The report details the assessment of the application against the policies and provisions of the Moreland Planning Scheme.

The key planning considerations are:


Neighbourhood character, including the preference for single storey development at the rear when sited in an open rear yard context;


Response to Council’s Environmentally Sustainable Development Policy; and

Compliance with the standards and objectives of Clause 55. 

While the proposal exceeds best practice environmentally sustainable design targets, the proposal fails to adequately respond to the objectives and standards of Clause 55 of the Moreland Planning Scheme, and fails to comply with Council’s neighbourhood character policy. Specifically, the proposal would not respect the existing single storey and low scale character of Davison Street. Further, the proposal does not respond to Council’s neighbourhood character policy, which states that development at the rear should be single storey only, where sited in an open rear yard context. The proposal is considered an overdevelopment of the site. 

It is recommended that a Notice of Refusal be issued for the proposal.

	Recommendation

The Urban Planning Committee resolve:

That a Notice of Refusal to Grant a Planning Permit No. MPS/2016/848 be issued for the construction of three double storey dwellings at 1 Davison Street, Brunswick subject to the following grounds of refusal:

1.
The proposed development does not respond nor respect the existing key characteristics of the area, as it does not meet the objectives of the Neighbourhood Residential Zone at Clause 32.09, the objectives of Council’s Neighbourhood Character policy at Clause 22.01 and the objectives of Clause 55.02-1 of the Moreland Planning Scheme by virtue of the following: 

a)
The proposal, being double storey at the rear, would disrupt the open rear yard character of properties fronting Davison and Ford Streets and fails to enhance the green leafy landscape character. 

b)
The proposed street setback would not respect the existing street setback along Davison Street. 

c)
The proposal would disrupt the existing built form scale, siting and appearance of development in the immediate area, and would not sit comfortably within the surrounding context, specifically having regard to architectural form, upper level setback and roof form.  

2.
The proposal is an overdevelopment of the site, as it does not satisfy the following objectives and standards of Clause 55 of the Moreland Planning Scheme:

a)
The proposed development would be dominant within a modest and prevailing single storey streetscape, which fails the objective of Clause 55.03-1 (street setback objective), as it would not be setback the same as the adjoining lot, as recommended by Standard B6. 

b)
The proposed development fails to allow solar access into the secluded private open space of new dwellings, which is contrary to the objective of Clause 55.05‑5 (solar access to open space objective), as the northern wall of development would not be setback the recommended distance from the southern wall on the adjoining lot, as recommended by Standard B29. 

c)
The proposed development fails to satisfy the objective of Clause 55.06-1 (design detail objective), as it does not respect the façade articulation and detailing, window and door proportions, roof form, verandahs, eaves, and parapets of the existing neighbourhood character, specifically regarding the lack of upper level setback, the façade articulation and detailing, the location of the front door, the roof form and lack of verandah, as recommended by Standard B31. 




REPORT

1.
Background

Subject site 
The site is located on the west side of Davison Street. The site is on the corner of an unnamed laneway, which provides rear access to those properties which front Davison Street, Ford Street and Hope Street. The site is mostly rectangular in shape, with a frontage to Davison Street of 12.07 metres and a depth of 30.48 metres, providing a total overall site area of approximately 367 square metres. The site has a small splay in its south-west corner to allow vehicles to turn into the rear laneway. 

The site is currently developed with a single storey rendered brick dwelling, likely of the late Victorian-era. The dwelling has been heavily altered in the past, with the windows, front door and the verandah all having been replaced. 

The dwelling is setback 4.16 metres from the front property boundary, with the verandah protruding into this by 1.5 metres. The site has a single car garage at the rear, which is provided access from the rear laneway. The site also has an informal crossover to Davison Street, which requires vehicles to cross the bluestone gutter and footpath for access. The site is void of any significant vegetation, with a moderate sized lemon tree in the rear yard.

There are no restrictive covenants indicated on the Certificate of Title.

Surrounds

The surrounding area is generally characterised by single storey Victorian-era dwellings on lots of a similar size to the subject site. There are examples of some recent infill development, which is generally contemporary in its architectural form. The front setbacks along Davison Street vary between 4-5m, with the current dwelling at the site being reflective of this prevailing front setback. 

Notably, the site to the south at 80-86 Hope Street has planning permission (MPS/2013/6) for the construction of a three storey building containing 15 dwellings and construction of the development has now commenced. 

Diagonally opposite the subject site is 2B Davison Street, which contains a double storey rendered dwelling constructed in the late 1990s. This dwelling was previously part of 70 Hope Street (but has since been subdivided), which also contains a double storey dwelling. 

The site is approximately 500m west of the Sydney Road Major Activity Centre and 250m from Brunswick Train Station. The majority of the land in the immediate area is zoned Neighbourhood Residential Zone, with intense built form anticipated in the Commercial 1 Zone and the Mixed Use Zone, focussed around Hope Street and Sydney Road.  

The proposal

The proposal is summarised as follows:


Each of the three dwellings would have a single car garage and open plan living/dining/kitchen area at ground floor, with a 32 square metre courtyard abutting the sites northern boundary. 


At first floor, each dwelling would have 2 bedrooms, 2 bathrooms, a laundry and a lounge area. 


Each dwelling would have an overall height of 7 metres. 


The front 22 square metres of Private Open Space would be utilised as a communal vegetable patch.


Each dwelling would have access to adjacent courtyards through a 1.8 metre high gate.


Brick would be used on all exterior walls at both ground and first floor, with ‘hit and miss’ brick used on the upper level of the front façade. 


The roof form would be mainly flat (3 degree pitch) with the front section of dwelling 1 having a sloped roof (21 degree pitch) towards the street, giving an impression of a gable roof form. 


Vehicle access to the garages is via the laneway which abuts the south boundary. 


A 1 metre wide pedestrian path is proposed towards the south boundary, abutting the laneway.  

The development plans form Attachment 1.

Statutory Controls – why is a planning permit required?

	Control
	Permit Requirement

	Neighbourhood Residential Zone
	A permit is required to construct more than one dwelling on a lot.  Pursuant to Clause 32.09-1 no permit is required to use land as a dwelling.   

	Special Building Overlay (SBO)
	Clause 44.05-1 - a permit is required to construct a building or construct or carry out works.


The following particular provisions of the Moreland Planning Scheme are also relevant to the consideration of the proposal:


Clause 52.06: Car parking

2.
Internal/External Consultation

Public notification

Notification of the application has been undertaken pursuant to Section 52 of the Planning and Environment Act 1987 by:


Sending notices (25 letters) to the owners and occupiers of adjoining and nearby land; and

By placing signs on the side, rear and front of the site. 

Council has received one objection to date. A map identifying the location of objectors forms Attachment 2. 

The key issues raised in objections are:


Insufficient street setback;


Overlooking;


Security concerns 


Traffic and parking;


Loss of daylight to adjoining windows;


Overshadowing; 


Site coverage above rescode standard; and


Structural damage to adjoining properties. 

A meeting was held onsite between the objector party, the applicant and 2 Council officers. No changes were made as a result of this meeting. 

Internal/external referrals

The proposal was referred to the following external agencies or internal branches/business units:

	External Agency
	Objection/No objection

	Melbourne Water
	No objections were offered to the proposal subject to modifications, which, if a permit were to be granted, could be addressed by conditions.  


	Internal Branch/Business Unit 
	Comments

	Strategic Transport and Compliance Branch
	No objections were offered to the proposal subject to modifications, which, if a permit were to be granted, could be addressed by conditions.  

	ESD Unit
	Council’s Environmentally Sustainable Design Officer commented that the proposal exceeds best practice ESD requirements. Subject to a few minor changes, the proposed development is supported. 


3.
Policy Implications

State Planning Policy Framework (SPPF)

The following State Planning Policies are of most relevance to this application:

Clause 9: Plan Melbourne


Clause 11.02 Urban Growth


Clause 11.04 Metropolitan Melbourne


Clause 15.01 Urban Environment


Clause 15.02 Sustainable Development


Clause 16.01 Residential development


Clause 16.02 Housing Form

Local Planning Policy Framework (LPPF)

The following Key Strategic Statements of the Municipal Strategic Statement (MSS) and the following Local Planning Policies are of most relevance to this application:
Municipal Strategic Statement:


Clause 21.01 Municipal Profile


Clause 21.02 Vision


Clause 21.03-3 Housing


Clause 21.03-4 Urban Design, Built Form and Landscape Design


Clause 21.03-5 Environmentally Sustainable Design (Water, Waste and Energy)

Local Planning Policies:


Clause 22.01 Neighbourhood Character


Clause 22.03 Car and Bike Parking and Vehicle Access


Clause 22.08 Environmentally Sustainable Development

Council’s MSS envisages minimal housing growth in areas outside of Activity Centres within the Neighbourhood Residential Zone, to ensure an ongoing supply of single dwellings and low density multi-dwelling developments. It is considered that the proposal does not represent minimal change, with 3 dwellings on a lot of approximately 367 square metres. This is discussed in detail in the assessment below. 

Planning Scheme Amendments

Amendment VC110 – Amendment to the Residential Zones

Amendment VC110 was gazetted on 27 March 2017, in response to the recommendations of the Managing Residential Development Advisory Committee. The Amendment changed the Victoria Planning Provisions (VPP) and all planning schemes by amending the Mixed Use Zone, Township Zone, Residential Growth Zone, General Residential Zone and the Neighbourhood Residential Zone. 

Specific to this application, the Amendment introduced a maximum mandatory height limit of 9 metres or 2 storeys in the Neighbourhood Residential Zone, with transitional provisions applying for applications lodged prior to the gazette date of the Amendment. It is noted that the development proposes a maximum height of 7 metres, less than the maximum mandatory height limit specified. 

The Amendment also introduced a minimum garden area requirement for lots over 400 square metres, with transitional provisions applying for applications lodged prior to the gazette date of the Amendment. As the lot is less than 400 square metres, there would be no minimum garden area requirement, even if the application was subject to the new provisions.  

Human Rights Consideration

This application has been assessed in accordance with the requirements of the Planning and Environment Act 1987 (including the Moreland Planning Scheme) reviewed by the State Government and which complies with the Victorian Charter of Human Rights and Responsibilities Act 2006.
4.
Issues

In considering this application, regard has been given to the State and Local Planning Policy frameworks, the provisions of the Moreland Planning Scheme, objections received and the merits of the application.  

Does the proposal respond to the preferred character of the area?

The proposal responds positively to Council’s Neighbourhood Character policy by:

Proposing a maximum double storey form, generally consistent with the height of contemporary development in the immediate area.


Providing sufficient space in the front setback for a small sized canopy tree, and sufficient space in the secluded private open space of each dwelling for a small sized canopy tree, with the width of these areas exceeding the minimum width of 1.8 metres required by the Moreland Tree Planting Manual for Residential Zones, 2014.


Providing habitable room windows facing both Davison Street and the side laneway, which maximise opportunities for casual surveillance. 


Locating all car parking to the side of the dwelling and accessed from the laneway, ensuring that car parking is not a dominate feature within the streetscape. 


Proposing a screened waste storage area under the staircase of each dwelling, ensuring that waste storage is screened from view.
However, the proposal fails to respond to the above policy objectives by:

Proposing a double storey form in the rear yard, which would disrupt the open rear yard character of those properties which front both Davison and Ford Streets. While there is built form in the rear of some existing dwellings, this is confined to single storey only, ensuring that the open rear yard character of the area is maintained. 


Providing between 15 and 16 square metres of secluded private open space (over 3 metres in width) to each dwelling, less than the 25 square metres required by Clause 55 (ResCode). 


Providing approximately 30 square metres of private open space to each dwelling, less than the 40 square metres required by Clause 55 (ResCode). 


Proposing a double storey built form to the street with no setbacks at upper floors. This architectural style would not integrate with the traditional and modest scale of built form scale, siting and appearance of the surrounding context, particularly when viewed from the Davison Street streetscape. 


Further discussion regarding this point can be found below (Clause 55.06-1 - Design detail objective - Standard B31).


Proposing 3 dwellings, which is more intense that nearby multi-unit development, limiting opportunities for landscaping. 

The proposal is not considered an acceptable response to Clause 22.01 (Neighbourhood Character) and Clause 55 (ResCode) of the Moreland Planning Scheme.

Has adequate car parking been provided? 

A total of three spaces are required for the dwellings. The development provides three on-site spaces. The proposed development satisfies the Moreland Planning Scheme with respect to the provision of car parking.
The dwellings will not be eligible for parking permits in the event that parking restrictions are imposed by Council on the street.

What impact does the proposal have on car congestion and traffic in the local area?

In relation to traffic impacts, Council’s Strategic Transport and Compliance Branch have assessed the proposal and consider that the development will result in nine additional vehicle movements per day on Davison Street. This remains within the street’s design capacity and is not expected to cause traffic problems. 

What impact does the proposal have on cycling, bike paths and pedestrian safety, amenity and access in the surrounding area?

The proposal provides an acceptable response to Council’s Local Planning Policy Clause 22.03 (Car and Bike Parking and Vehicle Access) as it:

Utilises the rear/side laneway for vehicle access to allow street frontages to prioritise pedestrian movement and safety and to create active frontages.


Limits the removal of on-street public parking spaces, removal of street trees, and encroachment into landscaped front setbacks.


Provides 1 bicycle space per dwelling. 

Does the proposal incorporate adequate Environmental Sustainable Design (ESD) features?

ESD features of the development are considered to be exceptional and include:


An average 7.5 star thermal performance rating, above the 6.0 star minimum required by the Building Code of Australia and above the 6.5 star best-practice minimum generally required by Council. 


A 4 KW rooftop solar system for each dwelling. 


Operable external shading, including large external blinds to the northern windows, allowing active management of unwanted thermal gain while maximising access to natural light.


Providing high performance double glazed timber framed windows throughout the development. 


No active cooling (air-conditioning) with ceiling fans used in each bedroom and living area. 


A 2,000L water tank provided to each dwelling, to be plumbed directly to toilets for flushing and for irrigation purposes, decreasing potable water use. 


Electric vehicle charging points available in the garage of each dwelling, along with dedicated bicycle parking. 


A commitment to using recycled materials during the construction phase, with new materials to be low or zero Volatile Organic Compounds (VOC) paints, materials and finishes throughout. p

Is the proposal accessible to people with limited mobility? 

Objective 9 of Clause 21.03-3 (Housing) is to increase the supply of housing that is visitable and adaptable to meet the needs of different sectors of the community. While the development would be double storey, the main living area and kitchen would be at ground floor, thus being accessible to people with limited mobility. The width of the staircases would also allow a stairlift to be retrofitted at a later stage, if required. Given the size of the development proposed, these initiatives are considered an acceptable response to Clause 21.03-3.

Does the proposal satisfy the requirements of Clause 55?

A detailed assessment of the proposal against the objectives and standards at Clause 55 has been undertaken. The proposed development fails to comply with the standards and objectives of Clause 55. Key issues from the Clause 55 assessment are discussed under the headings below. 

Clause 55.03-1 - Street setback objective - Standard B6

As the site is the first in the street, the front setback should be the same as the adjoining lot, being 5.4 metres in this instance. The proposed front setback is 2.9m, approximately half that of the adjoining lot. The front setback is measured from the property boundary to the front wall of the dwelling, excluding porches and verandas (or similar). The applicant has relied on the side wall of 72-74 Hope Street, which is built to its side boundary. Clause 55.03-1 specifically excludes development on adjoining lots that do not front the same street when determining the appropriate street setback. This is because a side setback is commonly less than that of a front wall, with high fences and/or walls a common characteristic of the side of dwellings. The side wall of 72-74 Hope Street is not considered reasonable justification for a variation to front setback standard in this instance.

The applicant has also relied on the carport at the adjoining dwelling, which is built in front of the dwelling with no street setback. As noted above, the front setback is measured from the property boundary to the front wall. Clause 55.03-1 allows encroachments into the front setback for ‘porches, verandahs and pergolas that are less than 3.6 metre in height’. While the carport does not meet this definition, it is a similar lightweight structure, approximately 2.5 metre in height. The carport at the adjacent site has no side or rear wall, and no gate or door to the street. While it does encroach into this setback, it is relatively unobtrusive in comparison to a 7m (H) brick wall, as proposed at the subject site. 

While the context of the development may allow some variation, the variation sought in this instance would not respect the existing character of Davison Street or the wider neighbourhood, and is not supported. Compliance with this objective could not be conditioned. 

Clause 55.03-3 - Site coverage objective - Standard B8

As stated on the advertised plans submitted with the application, the proposed site coverage is 64.5% (235.95 square metres of the 365.84 square metre site). In discussions with the applicant, it was determined that this site coverage as stated included the pedestrian walkway along the sites southern boundary (abutting the boundary), which is not a covered or built on area. With the exclusion of the pedestrian walkway (approximately 32 square metres) the site coverage would be 55.75% (203.95 square metres of the 365.84 square metre site), which meets the standard. 

Further, the applicant has advised that they would accept a permit condition that increased the setback from the northern boundary, which would decrease the site coverage to approximately 53% (194.95 square metres of the 365.84 square metre site). This is further discussed below (in respect to Standard B28 and B29). 

Clause 55.04-2 - Walls on boundaries Objective - Standard B18

The boundary wall at the rear (dwelling 3) would have a maximum height of approximately 7.1 metres, 3.5 metres greater than the standard recommends. This is acceptable, given the wall would abut a laneway used for vehicle traffic only, and not an area of public/private open space or an area that is likely to be frequented by pedestrians. There is an existing double storey brick wall at the rear of 80-86 Hope Street, with boundary walls of single and double storey common along the rear/side laneway. A wall of this height would respect the existing neighbourhood character, and would not have any unreasonable amenity impacts on adjoining dwellings. 

While the length of the wall is considered acceptable and does not form a recommended ground of refusal, the applicant has advised that they would accept a permit condition that would decrease the length of the western wall from 8.5 metres to 6.6 metres. 

Clause 55.05-1 - Accessibility objective - Standard B25

Clause 55.05-1 encourages designs to consider the needs of those with limited mobility, with dwelling entries to be accessible. It is noted that there is a step into the front door of each dwelling, which may be difficult for some persons to navigate. This step is required due to the raised floor level required by Melbourne Water, and is not a design choice by the applicant. Given the SBO and Melbourne Water’s requirements, a variation to the standard is considered acceptable in this instance. 

Clause 55.05-4 - Private open space objective - Standard B28

Standard B28 recommends 40 square metres of Private Open Space (POS), with 25 square metres of this to be Secluded Private Open Space (SPOS) at the rear or side of the site with a minimum width of 3 metres. 

Each dwelling is provided with a 30 to 31 square metre courtyard, with approximately half of this being less than the minimum 3 metres in width. This provides an area of SPOS less than the standard required. In total, each dwelling is provided with an area of POS of approximately 37 square metres (including the front setback), which is less than the standard requires. Council’s Neighbourhood Character Policy requires development in the Neighbourhood Residential Zone to provide ground level SPOS in excess of the Clause 55 requirements. Thus, the development fails to provide adequate POS or SPOS. 

The applicant has agreed to a permit condition, should a permit be granted, which increases the areas of SPOS through an increased setback of the living area wall from the northern boundary. The setback is specified at 2.55 metres, with a minimum setback of 3 metres increasing the size of SPOS to each dwelling to approximately 33 square metres, which meets the standard. Should a permit be granted, this could form a condition.

Clause 55.05-5 - Solar access to open space objective – Standard B29
Clause 55.05-5 recommends that the southern boundary of SPOS should be set back from any wall on the north (2 +0.9h), where ‘h’ is the height of the southern wall.

The southern wall of the dwelling at 3 Davison Street, the neighbouring dwelling, is approximately 3.59 metres high, being the difference between ground level (RL 45.46m) and the top of the wall/gutter (RL 49.05m). A wall of this height would require the southern wall of the dwellings at the subject site to be setback 5.231 metres, where as a setback of between 4.5-6.6 metres is proposed. The wider area of the SPOS abuts the carport while the smaller area abuts the living area. If the areas of SPOS where larger, a variation may be considered appropriate. However, taking into account the size of the areas of SPOS and their likely need to accommodate additional service items (clothes lines, storage sheds, water tank(s) and hot water heaters), a variation is not considered acceptable in this instance. 

As discussed above, the applicant has agreed to an increased setback from the northern boundary, which would increase the overall size of the area of SPOS and would result in a non-compliance with the standard of approximately 0.259 metres. While not in isolation fatal to the application, failure to comply with the standard indicates an overdevelopment of the site. Should a permit be issued, full compliance with the standard could be conditioned, but at the cost of a decreased living space at ground level. 

Clause 55.05-6 - Storage objective - Standard B30

Above bonnet storage is shown on the plans. Council’s Development Advice Engineer has confirmed that this sized space would accommodate a storage area up to 3.2 cubic metres, less than the 6 cubic metres recommended by the Standard. A common problem in townhouse and unit developments is lack of storage, with full compliance considered necessary to meet the future storage needs of the occupants.  Should a permit be issued, the provision of additional storage could be a condition, however this would further reduce the available SPOS. 

Clause 55.06-1 - Design detail objective - Standard B31

Clause 55.06-1 encourages the design of new development to respect the façade articulation and detailing, window and door proportions, roof form, verandas, eaves, and parapets of the existing neighbourhood character. 

As briefly discussed above, the proposal is for a double storey built form with no setbacks at the upper level. There would be no veranda or eaves, with no front door facing the street. The roof form is a contemporary interpretation of a gable roof form, with the first floor element partially concealed behind the ‘hit and miss’ brick work. A gable roof form is not characteristic of the street, with the mostly Victorian-era dwellings in Davison Street characterised by mainly hipped roofs. 

This architectural style would not integrate with the built form scale, siting and appearance of the surrounding context, particularly when viewed from the Davison Street streetscape. Compliance with this objective could not be conditioned, and is considered a key flaw with the current design. 

Does the proposal result in excessive loss of trees and habitat?

The Landscaping Objective of Clause 55 requires consideration to be given to the retention of existing trees and protection of any predominant landscape features of the neighbourhood. However, the land is zoned for residential purposes and there are no specific vegetation protection overlays applicable to the site. The tree proposed to be removed is a medium sized lemon tree in the rear yard. The tree is not considered of such importance to warrant significant redesign to enable retention. 

5.
Response to Objector Concerns

The following issues raised by objectors are discussed in section 4 of this report:


Insufficient street setback;


Traffic and parking; and


Site coverage above rescode standard.

Other issues raised by objectors are discussed below.

Loss of daylight to adjoining windows

Clause 55.04-3 requires new development to be setback half the height of the wall, where the wall height would be over 3m. Any setback may include the setback on the adjoining lot. The height of the northern wall is 7m, which would require a setback of 3.5m. A setback of 4.5m is proposed, which exceeds the standard. 

Privacy/overlooking

Clause 55.04-6 (Overlooking) of the Moreland Planning Scheme does not aim to eliminate all overlooking, but rather seeks to prevent unreasonable overlooking. Up to 9 metres is the standard accepted by state-wide provisions as being a reasonable distance where screening is required to minimise overlooking. The development would provide screening along both side boundaries, with planter boxes used to soften the appearance of the screens. This is considered an acceptable level of screening to prevent unreasonable overlooking. 

Overshadowing
Due to the orientation of the lot and the laneway at the south (side) and west (rear) of the site, there would be no additional shadow cast on adjoining areas of private open space. Any shadow cast would fall within the existing shadows on adjoining lots cast by dwellings, fences and outbuildings. 

Security concerns

The objector has raised concerns that persons may be able to jump from the upper floor windows into the backyard of the property to the north. There is no evidence to suggest that this would occur, and is not relevant to the determination of this application. 

Structural damage to adjoining properties

Building work can sometimes affect adjoining properties. An owner who is proposing building work has obligations under the Building Act 1993 to protect adjoining property from potential damage from their work. If building work is close to or adjacent to adjoining property boundaries, then the relevant building surveyor may require the owner to carry out protection work in respect of that adjoining property. This is to ensure that the adjoining property is not affected or damaged by the proposed building work. Protection work provides protection to adjoining property from damage due to building work. It includes but is not limited to underpinning of adjoining property footings, including vertical support, lateral support, protection against variation in earth pressures, ground anchors, and other means of support for the adjoining property. This process is not controlled or overseen via the planning process and regulations. It is a matter addressed at the building permit stage.

Additional space required for canopy tree planting

A landscape plan has been provided, which shows sufficient space has been provided in the courtyards to accommodate three small sized canopy trees. There would also be space in the front setback for a small canopy tree. 

6.
Officer Declaration of Conflict of Interest

Council Officers involved in the preparation of this report do not have a conflict of interest in this matter.

7.
Financial and Resources Implications

Nil.

8.
Conclusion

It is considered that the proposed construction of three double storey dwellings is an overdevelopment of the site, as it fails to meet the purpose of the Neighbourhood Residential Zone:

to manage and ensure development respects the identified neighbourhood character…

Further the proposed development fails to achieve minimal change, as encouraged within the Neighbourhood Residential Zone by local policy.

While the development displays best practice environmentally sustainable design, this should not come at the expense of neighbourhood character and compliance with the standards and objectives of Clause 55 of the Moreland Planning Scheme. 

Since the consideration and deferral of the application at the April Urban Planning Committee Meeting, revised information has been supplied by the permit applicant which has resolved issues regarding site coverage and the provision of adequate private open space. 

The following significant concerns with the proposed development remain unresolved:

Double storey in the rear yard, contrary to Council’s Neighbourhood Character Policy;


Insufficient street setback, contrary to Clause 55.03-1 of the Moreland Planning Scheme and contrary to the prevailing front setback along Davison Street; and


An architectural form, upper level setback and roof form which would not integrate into the Davison Street streetscape. 

While failure to comply with each local planning policy objective and each objective of Clause 55 of the Moreland Planning Scheme is not in isolation fatal to the application, the number and areas of non-compliance are significant. On the balance of policies and controls within the Moreland Planning Scheme and objections received, it is considered that application No MPS/2016/848 should be refused on the grounds included in the recommendation of this report.

Attachment/s

	1 
	Development Plans - 1 Davison Street, Brunswick (MPS/2016/848)
	D17/159265
	

	2 
	Objector Map - 1 Davison Street, Brunswick (MPS/2016/848)
	D17/159266
	


[image: image9.jpg]ybuAdoo Aue yoeaiq Aew yoiym
asodind Aue 1o} pash ag Jou jSnLU JUsWINoop
3yl "/861 10Y WswuoliAug pue Buluue|d sy}
Japun ssaoo.d Buiuueld e jo ped se mainal pue
uonelapisuod sy Buigeus Jo asodind sjos ay)
10} 3|ql|eAR SpRW S| JUBWNoop paldoo siyL

3INAIHOS STHSINIA S04 LV

WYHOVIQ MOAYHS WdE  20L°2V

WYHOVIQ MOOVHS WdZl  LOL'2Y

WYHOVIQ MOAYHS WYE  001°2V

SIVL3A 00V

SNOILO3S  Z0L'EV

SNOILO3S  LOVEV

SNOILO3S  00L'EV

AdvOS13IYLS SNOLUVATT 2012y

SNOLLVAZT3  LOL'2Y

SNOILYVAZT3  00b'2Y

NY1d 400d  €0L° LV

NY1d ¥OOT4 LS¥Id  Z0L' LY

NV1d ¥0074 ONNOHO L0V’ LY

NVY1d 31IS 03S0d0¥d 1010V

NVId 3LIS ONILSIX3 0010V
¥3N00

NoIGAT NN & :Hrm Sv3dV 3189VIWYIdNI SL
ki s 299 V3YY 400Y €HL L
899/ VIYV J00Y ZHL €L
.\“ (4472 Y3dVY 400 LHLZL
oS z0'LL VIHV 3LIS EHL LL
219/6¥.2 L¥'0L V3IYV ILISZHL O
erodranmen 96'0L V3V 31IS LHL 60
JAILYHO8Y 1100 NOSAIAVA 6.°8¢C S0Od NOWWOD 80
S0 0LLe SOd @3ANTO3S €HL 20
NY'WOO ¥IIHOYYDSIMHO or'Le SOd d3ANTO3S ZHL 90
AHIENOSIHD 6v°0¢ SOd @3ANTO3S LHL 50
60°€ZL 3718vVANY3d d3S0d0¥d ¥0
mw_muwww\o 8091 319VINYId. ONILSIX3 €0
S G6'5€C IOVYIAOD d3S040¥d 20
awa 1T°10C JOVYIAOO ONILSIXT LO
¥8°G9¢ V3dV 31IS 00
9G0€ JIA MOIMSNNYEE 13341S NOSIAVA | 19841S uosineq A089LY 31NA3HOS VIRV VA
103roydd
ONILHOIT/ FUNLINYNSG / 3ENLOILIHOYY
TIONNOD ALIO ANVIIHOWNW
910¢/cL/L 8k
818/9102/SdIN :ON uoljeolddy 910z Jequisoe( |
L1:4001:198YS Ue|d pasIUBARY
JuUswWNo0( PasIUBAPY ININLIVYHIA ONINNVYId
[CEVNEER

JANTHOS ONINNV1d ANVI13IHON
/861 LDV LNIINNOHIANT ONINNY1d





[image: image10.jpg]LLLE

SYIYV I18VINEIJNI GL

¢99L

w HMWmOQSQ b&w@ u%

W BLAEES AR §3REIq Aew yoiym
%Mcwoc 1SNW JuswNoop
2412UL 2861 10¥RRLILdIALT pue Buluueld au)
-42pUn sS900.dRM e B Jo Jed se malral pue
96 QoNEISpISUOYBIBLRGBUE00 ssodind sjos ay)

‘8¢
515 10y ajqiiene SoENPRRHINo0

p paidoo siyL

or'LE SOd d3dNT03S ZHL 90 7

67°0€ S0d d3dN103S LHL S0 A8

60°€zl 319VANY3d d3S0d0Oy¥d 0 7
8091 318VINYId. ONILSIX3 €0
S6'5€C JOVYIAOO d3S0d0¥d 20

praviva FOVYIAOD ONILSIXT LO Vﬂ

8°69¢ V3™V 31IS 00 +
3TNA3IHOS VIV Vd

avod

- - - —t - -

HIHOBY 40
NOISSINA¥3d 1NOHLIM SYIHLO OL QIUEIISNVAL
38 LON TIVHS NIZ&3HL NOLYIHOANI

ININNOOQ SIHL HLIM G31¥I00SSY SLHOR:
AL¥3dO¥d TVNLOTTTALNI 3HL STT0H ¥3HOUY
INZWNOOG SIHL 35N OL ISNIOI 30 HIASNVEL
V3LNLILENOD ¥0 TTVSY GINAIC 38 INTWNOOT
SIHL 40 ¥I4ENVRL TIVHS JONVASWNONIO

ON M3ONN M3IHOY 30 NOISSINGZd LNORLIM
SLO3r0¥d ¥3IHLO NO INIWNIO0T 3HL 30 SN ¥O
'SIONVHO QISIOHLNYNN ‘35N OIANILNI SLI NYHL
YIHLO FS0HN ANV HOd INWNOOQ SIHL 40 35N
WO SNIIINS3 SWIVIO 11¥ LENIVOY IIHORY
S3AINWIAANI LNIIIOF: SHL INIWNOOT SIHL 40
103453 NI SLHOI AL¥3d0¥d TVNLOITTAINI ONY
LHOIMACOD ONIGNTONI SLHORS ¥IHLO ONY My
REOLNLVLS ‘M¥T NORWOO TIV SNIVLY ¥3IHOMY

“ONIC3300Nd FH0438 HOHLNY FHL 40 NOLLNZLLY

SHL OL IHONO8 38 0L SAINVAFUOSIC TIV

30NI03034d IHVL SONIMVED
VS YFOUYT GNV SNOISNAWIO NZLLIIM

“SONIMYRQ dOHS ONIONCOYd
O YHOM ANV ONIONIWIOO 40438 3LIS
NO SNOISNIWIQ TV Ad13A OL 34V SHOLOVELNOD

0L Q343434 SINVLINSNOOENS
NV SHI3NIONT AE SINIWNOOQ 1Y

ONV ¥3IHOXY AE GICIAOH NOLLYOIHIDISS HLIM
NOLLONAFNOO NI Q¥ 38 OL S1 LNIWNOOG SIHL
¥IWVI0SIQ

"IIHOWY

NOLLYLIGIHOOV

o€'86 {

HLYON

NY'INOD ¥IAIHOUYDSIYHO
Ly38719 SI¥HO
LOVINOD

9L/LLOE
3va

JAILYHOEYTIO0 NOSAIAVA
ANTO

133418 NOSIAVA L
jeeng uosined_AQS9LY.

SPSIHHET/SIN 1ON Uoljedlddy
nvd auddnd@iG 19aUS Ueld PasiaApy.

9l0c/cl/) - 9ed

Y/ ONIMYEA

cdlL \ OO—‘O< juswinood pasiUaApY

[ 3IWIHOS ONINNY1d ANV TIHOW
76881 T BN O IANT ONINNY1d

\
M N

L v

3l 3
o w//,f ==
S
| \/,,/ 5 y,
L
AT
<
NG
N
\ /// *\\V\,
19

4
H

13341S NOSIAVA

7

7y

veuryglo sy

S

ey w0 60%
|

ﬁ/ sy
"

\/\\/5/
VA \v\

Ho¥od

(400Y 1v14)
HYONYS3A

Q

a3Hs

ONILLIN quIg

HOIH 0042 X0ddY
TV YOI

HOIH We'Z

Hl Q3LVESEE00

FONVH

AT

—TINNVHO 3NOLSANTE — —

- ---avoy-

‘‘‘‘‘‘‘‘‘‘‘‘ STE——
L 0 o T | | wocowamios
\ .z : =
B e v v s im0 s s v e s g Sy - ey
P e e %
1 VOMOLXOMY | DO OIBX0AN HOH 002 X0 H \
4\# i e it : voncom xocew N
1 N,
1 AYMBAMQ TLTHONOD | =======mmmmmmmmmnae - @ N
1
1

HOIH WLz

oo ye
/

/

[

{

\

NV NOW
\
|
|

SONINVd
o
—

NNOO ALIO ONVTIHOW

910z Jequieosq |

HNLEYd3d ONINNYd |
—3aniao3d





[image: image11.jpg]ybuAdoo Aue yoeaiq Aew so_#Es
asodind Aue 1o} pasn ag jou jsnu U
3yl '/861 10V Juswuoliaug pue Bull
Japun ssaoo.d Buiuueld e jo ped se
uoleJspisuoo syl Buligeus jo asodind

EDIEID)
aWNoop
ueld sy}
3IA8) pue .
3|0 8y}

UIHOUY 0
NOISSINE3d LNOHLIM SHIHLO OL OIUEIASNVRL
36 LON TIVHS NIZYHL NOLYWHONI

INIWNOOQ SIHL HLIM G31VIO0SSY SLHOR
AL¥3dO¥d TWNLOITIALNI IHL STIOH BIIHOHY
IN3WNOOQ SIHL 35N OL FSNIOI 0 ¥IASNVEL
VILALILENOD ¥0 31vS ¥ IN33C 38 INIWNOOT
SIHL 40 YIASNVRL TTYHS JONVLSWNONIO

ON ¥3QNN ¥3IHOY 40 NOISSINEZd LNOHLIM
S103r0d ¥IHLO NO INIWNOOQ 3HL 30 38N HO
'SIONVHO GISIOHLNVNN ‘35N GIANSLNI SLINVHL
UIHLO FS04N ANV 2O INWNOOT SIHL 40 380
WOUH ONIINS3 SWIVIO 11¥ LSNIVOY IIHOMY
SIAINNIANT LNIIIOR: SHL INGWNOOT SIHL 40
10343 NI SLHORS AL¥3dOMA WNLOITIZINI CNY
LHOIMACOD ONIGNTONI SLHORS HIHLO ONY ‘My1
AXOLNLVLS ‘M1 NOWNOD TIV SNIVITY ¥IIHONY

“ONIC3300¥ 0438 HOHLNY FHL 40 NOLLNZLLY
SHL OL IHONOS 3€ 0L SAONVAFOSIA TIV.

30NI03034d IHVL SONIMYED
Jv0S YFOUYT GNV SNOISNWIC NZLLRM

“SONIMYRA dOHS ONIONQOYd
0 YHOM ANV ONIONIWWOD JHO43E 3LIS
NO SNOISNIWIQ TV AdI3A OL 3HY SHOLOVELNOD

‘0L Q4347 SLNVLINENOOENS
NV SH33NIONT A€ SINGWNOOQ TV

ONY ¥3IHONY A8 GITUINOUd NOLLYOIAIDIAS HLIM
NOLLONNFNOO NI Q¥3¥ 38 OL §1 INSWNOOA SIHL
HINWIVIOSIa

HIIHOYY
NOILVLIGFHOOV

0£'86 f
HL¥ON

NV WO ¥IAIHOUYDSIYHO
1838719 SIYHO
LOVINOD

9L/LL/0e
auva

IAILYHOEYTI0O NOSAIAVA
AN3ND

1o} 8|qifeAe Bpew S| Juswnoop paidoo siy L
|

JON3AISTY AIHIANTY

AHOLS OML
1S NOSIAVQ ge#

IN108 NO JOVINOXA TIVA

AMYONNOE NO FDVINOR:

O

JONIAISTY EM
AYOLS ITONIS |
1SNOSIAVaZ# |

Qe BUOjSoNIg O POk
Teg 0903

|

uewniglio e0p3

JON3AISIY HOIME
AYOLS FIONIS
1S NOSIAVQ 9#

JON3AISTY EM
AYOLS F1ONIS
1S NOSIAVA OL#

133418 NOSIAVA L
10ang uosineq_A089LY.

A3/ ONIMVEQ

8Y8/98C/Sd
Nvd 3us bk 198U S LBl PASILDADY.

910c/cl/) - 9ed

Al :ON uoneolddy

2'dl / LOL QY iuswnooq pssiperpy

[ IWIHOS ONINNY1d ANVIIHON
1681 T H iU OXIANT ONINNY1d

Bodg

ovL'6

ml
i3
=T
2 @3
z O
g Z
13
-
<
.
—

V3HVY I0INNIS

| |

Q1Yo ¥¥10S

TV o€

CIvBSE

AYOLS FTONIS

NOSIAVQ €#

i JON3QISTY MOIHE

400d Lv74 B

HOIH We'Z
FONVA NO¥I Q3LVESNEE00

HOROd

JON3AISTA MOIE
AYOLS I1ONIS
NOSIAVA S#

1
T
|

7 JON3AISIY MOdE JONIAISTH HORE
AYOLS FTONIS AYOLS FTONIS v‘A N
1S 3dOH 9# 1S 3dOH 8L#
|
/N

| / N\
KT 30N3QISTY YOIE /o M 400¥ 1v14

7 \ / g ONIQTING X018 ONIQTING MOI8

7, n AYOLS ITONIS A \ P 1S 3dOH v8#

Ld 12 1S 3dOH vi-zs# I~ ssogumos ) |
N HO0Q ¥3TI0Y ﬁ — _¥000 yITI0Y
/_
T e e - avoy- — + — -1anwwkoanoLsame

(400¥ 1v14)
QIHS HOIYE

HOIH WL 2
"SONVA NO(

AYOLS ITONIS
1sqQuodz#

SONIVe

JONIAISIH EM
AYOLS ITONIS
1S QYO4 w#

JONIAISTY EM
AYOLS ITONIS
1S Qy0o4 9%

910¢ Jequsdaq: |

u_OiDOO ALID DZ<._m_,KO_\,_

INAWLYYJ3IA ONINNYId |

UaAldodd





[image: image12.jpg]LLLE Sy3dV I189VINWYIdNI SL
eyl W 6LAGEE IR §3eEIq Aew yoiym
%m@oc Jshul Juswnoop NV1d 4007174 ANNOYO

w HWWmoQSQ A u%
2012UL /86 1o5INRIHNeUAYT pue Buluueld sy
yddpUn ssavoidumiued B0 Yed se mainel [tk
96 WoljelapISUoY BN BURIBUS0 a8004nd-Sj0s-3

628 101 sqiieAe SEENAPETREAN0p paidos siI
5 10j s1qiieAe SHENPEVIRR o paidoo sy

SO4-a3anI103S €1 L0

00L:}

4004 1v14
ONIATING MOIYE
1S 3dOH 08#

J3¥3aN3Y
AYOL1S ITIONIS

1S 3dOH E-N_N_u

S6'562 JOVYIA0D 03S0dOYd 20 | 069 \ 7% S & Q

or'Le SOd d3aNT103S ¢H1 90
6v°0€ SOd a3aN103S LHL S0

60°€Cl 378VANY3d d3S0d0O¥d 0 b Lid |_m_._.D
80°9L 318VIANYIL. ONILSIX3 €0 e = : HENNENNERN

LTI |
JON3AIS3Y MONRg
[ ¥00Q ¥3TI0Y

Lz L0t JOVHINOO ONILSIXS L0 )\ 906'C ,0vZ 0z8's , 0z 0z8'8 . 0z¢ 0z8's oy
v8'59¢ V3IY 3LIS 00 "\ n .

(\.‘ . AY \\\\\\\\\\\ \\! \\ ‘\\ ‘ \\ ‘\
37NA3HOS <m_~_<<nn_vmm.¢ 656'PY 1Y “1G9- 14 0€6'vy1d ‘089~ ._u_|+| D<Om 0S0'G1d '095- 1 i+ TANNVHO SNOLSINTE
\

1060'SPTY ‘025~ T4

gad!
L00'L

l’,,b HOVELIS |

¥OO0a 00ve
3dOT1S 9/L

¥0O0J oove

T o /
| ) i & 3eorsn 7

¥00a 0072
< adoisen -

T/SNIg

A

058'L

,,000

i

L~
K

NIHOLIM N

L9'GY 1Y ‘0 .EAV

il

" O DG = @) /- Bovce
H__ O AVd/ ~ TRIOYXL S Q @ AVd/ \ 5 Awofn_x,wﬂ >

ONILLIS ~"|'sods | "~ ONILLIS

- ann : ann =]
— R =—53H1070 38V10vaITY] — [=R=53H1070 F1avLOYH LI —]

v T~ | I r;
S .

N3HOLIM

W L

0L9'S¥T1d ‘014

N3HOLIM

L]

019674 ‘0 |_u_+

il

€85C

ONIMEYd
uluy

v

0067

4

UIIHOBY 40
NOISSINR3d 1NOHLIM SYIFHLO OL CIUEIISNVRL
38 LON TIVHS NIZ&3HL NOLYIEOANI

uaw nug\jo obp3

— 6806
Giey| duoySen|g 4O 0E

250l
.ClvBSe

-~~~ -QV0OY¥y  — anNvHO3NOLSAINIE — — ¢

INIWNOOG SIHL HLIM G3LVIOOSSY SLHOR
AL¥3dOd TVNLOTTIAIN FHL STTOH HIIHOHY
INIWNOOG SIHL 35N O1 JENIO 40 BISNVEL
VILNLILSNCO 4O ITVS ¥ GIW33A 36 INTWNOOT
SIHL 40 ¥34SNVEL TIVHS JONVLSWNONIO
ON ¥3NN ¥3HOBY 40 NOISSINE3d LNORLIM |
SLO3rO¥d ¥IHLO NO INIWNOG FHL 40 ISNTe ¥O ®
‘SIONVHO GISRHORLAVNN 38N GIANILNI SLINVHL
¥THLO TS0 ANV ¥O3 INFNN1O0T SIHL 40 38N
WX ONILTNSI SWIVID TIV LSNIVY ¥3IHOHY.
SAINNIANI LN3IIOR FHL INFWNOO SIHL 50
LOTAST NI SLHORS ALTAOHG VNLOITIZINI ONV
LHORAGOD ONIGNTONI SIHOR ¥IHLO ONY 'MYT
RMOLNLVLS ‘M1 NOWHOD TIV SNIVLIY ¥3IHOUY

<lvBLl
¥0¢l =

LOv'y

| 8
: H= O AV

ONILLIS

ONINNIQ
|
ONINNIQ
ONINNIC

V30 404 FOVHOVA JAVOSANYT OL 333

“ONIC3I00N 038 HOHLNY FHL 40 NOLNILLY N
SHL OL IHONOE 38 OL SAONVAFUOSIA TIV . .

N3QHYO 318VLIOIA TYNNWNOD
|

)
2}

‘JONIQIOTed IHVL SONIMVED N ™~ ~
3Iv0S ¥39XV] ONY SNOISNIIG NILLMM

wIkOA_ONAm(kO(w:.mm
= =

“SONIMYRQ dOHS ONIONQOYd N
0 YHOM ANV ONIONIWWOO JHOA3E 3LIS e
NO SNOISNIWIQ TV AdI3A OL 34V SHOLOVELNOD N

2
2
e

Lo
w
©

L
o
BET

iy

e

SVLIQHO4 IOWHOVD & ¢
3dVOSANY OL 8343y w

P
QYVALYNOD ¢~ /\ i
\!

$7IV13Q ¥O4 JOVHOVd
3dVOSANY OL ¥343

QAUVALYNOD

‘0L QH34T SINVLINENOOENS
N SH33NIONT A8 SLNGWNOOQ TV

ONV ¥3IHOXY AE 0IAINOH NOLLYOIAIDIES HLIM
NOLLONAFNOO NI Q3% 38 OL S1 INSWNOOQ SIHL
HIWIVIOSIQ

$71V13Q 04 JOWMOVd ™
3dVOSANYT OL ¥3434
3

N RIVALNOD -

Yoogl

31VO N3LLVE

5 3LVO N3LIVE:

S

HIHOUY N -

NOILYLIGHOOY —~F

= !
€86 ( m N\ 4 i +—4 4
HLYON viﬁ M e e p5 I ,
- ]
4 1
3 y ,

N
<
N

MOveL3s
NOYI Q3LVHONYHOD

NV WOO YIIHONYDSINHO 7
LH3ED SIIHO 7

LOVINOD +\

N

9L/LLI0E
awva

D

D

D
3”OLS Mg

]
JAILYHOEYT100 NOSAIAVA 86 X0vE 138
AN3NO 7

T e
8Y8/9H8C/SdIN :ON U iyeoiddy| ™

Nv1d oo dndRide 198US ueld p SILSAPY
¢dl/ 0L LY “%E:ooﬁgw_tgg

A3Y ] ONIMVEA

HOIH We'g

| ONILLIIN QM
907 S IOVE 13 i i

HYANVH3IA
3 7 1 3ON3AISIY MOIYE

910¢ ssquisdeq |

4004 1v14
o | AY0LS IT1ONIS o 80dS 1NINLYYDIA ONINNY1
! NOSIAYA C# | [CETNEE)]

R

=

H

| IWIHOS ONINNYId ONVIIHOW
768 T 3SR OMIANT ONINNY1d





[image: image13.jpg]LLLE Sy3dV I189VINWYIdNI SL
ed9z W 6LAGEE IR §3eEIq Aew yoiym
w .WWmOQSQ >cmw@u%ﬂ%m_m@oc JSNW JusLINOOp §OOT4 1S¥I4
242U 2861 1OWSIHRIINEUNIT pue Buluueld 4y F /
sygppuUn ssavoeRuiue vy Ypd se mainal PR 7 7 7 7 ; 7 ; 7 7
JON3IAISTHE MOIdd
J343aN3d

@.§o_umhm_o_mcoo\ﬂ_qme_ﬁme%§wwbn,_saunno-
81% 1o} olqENe %“_@m%m%@%:o% paidoo sy

AYOLS ITONIS
60tk 3F1evawe3daasodoudso | L, L 134 1S 3dOH v.-¢/#

044 A0S L L0
8091 318VaWE3d. ONILSIXT €0 he . INNNNRNRNNEN Ll z 2 s = e . V2 \
s6'5ez 39VHIA00 0ISOdOYd 20 \ @
1id

00L:}

\ 9/€102/SdIN 4equinu uonev||ddy
SOSNOYUMO] G| 10} Jwied Buluue|d umop

ONIATING MOIYE
1S 3dOH 08#

or'Le SOd d3aNT103S ¢H1 90
6v°0€ SOd a3aN103S LHL S0

dgooawImioy \7 ¥00a ¥3TIOY ||~ ¥00a ¥3110Y

Lz'202 JOVHIAOD ONILSIX3 L0 \ $7I¥130 N33YOS ¥O4 NOILO3S OL 343y $1I¥130 N3340S ¥04 NOILO3S OL ¥343y SIV130 N3FHOS ¥O4 NOILOIS OL ¥343Y
8°69¢ VIYV 3LIS 00 . \

371NA3HOS VauVv va \

- Qvoy- — —TANNVHO 3NOLSANTE — — — e

‘ WO oYL 82IS ———— ZWOovL 82IS
1L 3SNOH NMOL ! € ISNOH NMOL
: S0v0.LC Z 3SNOH NMOL e

006'8C  onianv1 3n0sv wuwooet N33HOS AOVAIMd ONIANYT IA08Y Wwoog) T1IS MOANIM |4 N330S >u<>,mm/\\10\

TUS MOGNIM ——
! mow.mvﬁ(m. 13s YNV | H3LINVId
o — \ E 1 F 1 1 F =
ko) 2 e

| \ ONIANYT JA0SY Wwioogl 171S MOANIM |4

_ A O O
HMAHE = o =™ Hil = O

oM
HLVE]

39NN01 [

M wwoogl OL

AT O n
3JONNOT - = @ ‘

7 7 Jn_u|_>>xm Fe

ITTTTTT

H1VE 7

IENENENENNEEE]

LIEA I
[TT4]]
[TTIT

A o] Adan AYG

=
=z
2]
>
x
=}
=
\

UIIHOBY 40
NOISSINR3d 1NOHLIM SYIFHLO OL CIUEIISNVRL
38 LON TIVHS NIZ&3HL NOLYIEOANI

za3s ca3s

UDwi iy JU oupH

ca3s A
INIWNOOG SIHL HLIM G3LVIOOSSY SLHOR \

AL¥3dOd TYNLOITTALNI IHL STTOH ¥IHOAY
INWNOOQ SIHL 35N OL ISNION 30 ¥IASNVEL
V3LNLILENOD ¥0 ITVS v GING3A 38 LNFWNOOT
SIHL 40 HIASNVRL TIVHS JONVLSWNOHIO

ON M3ONN M3IHOY 40 NOISSINEZd LNOHLIM
SLO3rO¥d ¥IHLO NO INAWNOOT 3HL 0 3N ¥O
'SIONVHO QISIOHLNVNN ‘35N GIANILNI SLI NYHL
Y3IHLO 350N ANY HO= INWNOOQ SIHL 40 35N
WO SNIIINS3 SWIVTO 11V LSNIVOY 3HOMY
S3AINWIANI LN3IdIOF SHL INIWNOOT SIHL 40
103453 NI SLHOR AL¥3d0¥A TVALOTTTZLNI ONY
LHOIMACOD ONIGNTONI SLHORS HIHLO ONY ‘MY
REOLALYLS 'M¥T NORWOO TIY SNIVLZY ¥3IHOMY

Giey| duoySen|g 4O 0E

.ClvBSe

e e e e i GVOH* ~ —73ANNVHO INOLS3N1E — — — —

L a3 e L a3s ks L a3s

et halNAG et e s + o et YAUNVI, + 2470 T TATATUIINVI D TATAT

» Aants NIFHOS AOVARD % AanLs NIFHOS AOVAID Aants NIFHOS AOVAID

Euﬂﬂau&mkzﬁuﬂYH.H,TH.“;H %

I

“ONIC3I00N 038 HOHLNY FHL 40 NOLNILLY
SHL OL IHONOS 38 OL SAONVIFLOSIA TIV.

30NI0Z03Ed IHVL SONIMYED
YOS YFOUYT GNV SNOISNWIC NZLLRIM

“SONIMYRQ dOHS ONIONQOYd
0 YHOM ANV ONIONIWWOO JHOA3E 3LIS
NO SNOISNIWIQ TV AdI3A OL 34V SHOLOVELNOD

N (N
0L Q3478 SINVITNSNOOENS L A/ NG I
(ONV SY33INION3 A8 SINIWNOOA TV N N
NV SIIHOMY AE GICINOHA NOLLVOIIIDAS HLIM
NOILONNINOD NI Q3 36 OL 8 INSANOOC SIHL
¥3IWIVI0SIa

N\

U0

_————m T — A D A = R R e s

HOIH WYL SONITY

¥IHOWY
NOILVLIGFOOV

[
R

€86 (

HL¥ON

NY'INOO ¥IAIHOUYDSIYHO
Ly38119 SIYHO
LOVINOD

N

adig

N ] N |
N (N, ! ONIL
9L/LLI0E
3iva

HOIH We'eg

VAl

JAILVHOEYTIO0 NOSAIAVa
ANTND

NOYI Q3.LvdONHd00

._.mw_m._.m NOSIAVA | 9 —‘ONf\W.F;‘ENh—

jee)g uosineq_AQ8ILY.

Sr8I88T/SdIN ‘0N uoieoddy|

%

nvid obhi1@5199US UBld pasiHenpy
Z'dL / T0L'LY Wewnooq psianpy

A3Y ] ONIMVEA

HYANVH3IA

~ JON3AISTY HOIME 4004 Lv14 5043
T ; AHOLS ITONIS a,ﬁ S0d LININLYYIIA ONINNYIL

| NOSIAYA S# | [«EINERER!

910¢ ssquisdeq |

| WIHOS ON ;_zz<._n_o,z<t_mm_o_>_
768 T 3SR OMIANT ONINNY1d





[image: image14.jpg]LLLE Sy3dV 3189VIWYIdNI SL

Nn.ﬁ .Emc»@mm%‘@@%ﬁﬁ Rew yoiym
M. .Wmog:a >cﬂw@%mmmz_wwuoc 1SN JUSWNoop
2012UL /86| JousiNRIHNGNIT pue Buluueld sy
1y 08PUN SS800.6umueyd )0 ped se malnal pue
9600l lapIsuoY BV BUtBUSY0 asadind sjos g

64'8C
o104 siquese SpeALErERiinadp paidoo s g
or'Le
6v°0¢ SOd 43aN103S LH1 S0
60°€Cl 378VANY3d 03S0d0OYd 0 L Lid |_m_._.D
809l 378VINYId. ONILSIX3 €0 N
JOVYIAOD d3S0d0OYd 20 \
JOVHYIAOD ONILSIX3 LO \

S6'GEC
17202
VYV 31IS 00 \
3INA3IHOS vauv va \

ookt
400y

L N 7 I VA i |

ONIATING MOIYE
1S 3dOH 08#

A343AN3d
AdOLS 3TONIS

1S 3dOH v.-c/l#
LI

SOd a3aNT103S ¢HL 90

7 7 JUNUISdd MuIdd

¥00a ¥3110d

Z

8°69¢

ovL'6 ; 0Lz'e

- 1, |||||||||||||||||||||||||||||||| G0v0.2
. S
\ 96'8¢ \NLo

/ AN
/ 1 RSN

NN

L TIvdlE

VAV FDINI3S

W GTLANONSY NN
/ \ L L T — A / q

N
NN
NN

AlyO ¥V10S NS

=]
4
)
©
<
-
[0}
(2]

1S NOSIAVA |
c

e |

UIHOUY 40
NOISSIN3d LNOHLIM SHIHLO OL OIMETSNYL
38 LON TIVHS NIZUHL NOLVAROAN!

“INIWNOOQ SIHL HLIM OIIVIOOSSY SLHOR
AL¥3dOd TYNLOITIALNI IHL STTOH ¥IIHOMY
‘INZWNOO0Q SIHL 38N OL FSNIOI 40 ¥IASNVRL
V3LNLILENOD ¥0 31VS ¥ GIN33A 36 LNIWNOOT
SIHL 40 ¥3ASNVRL TTYHS FONVLSWNOUIO

ON MIONN H3IHOY 40 NOISSINEId LNOHLIM
$103r0kd ¥IHLO NO INIWNOOQ 3HL 0 3N HO
'SFONVHO GISROHLAVNN ‘35N GIANILNI SLI NVHL
H3IHLO 350N ANY HO= INFWNOOQ SIHL 40 35N
WO ONIINST SWIVIO TI¥ LSNIVOY ¥IIHOMY
SIAINWIANI LN3IdIOF 3HL INIWNOOT SIHL 40
103453 NI SLHOR: AL¥3dOMd TYNLOITIZLNI CNY
LHOIMAGOD ONIGNTONI SLHOR ¥FHLO ONY MV
ASOLALYLS ‘MY NOWWOO T1V SNIVLIE IIHOMY

060'6

TV o€

N

Gls)| uo}seN|g JO 0B

v0¢clL

ClvBLl

]
!

]

!

|

!

J0NIQIOTEd IIVL SONIMVED 2
3908 HIOUY] ONV SNOISNINIC NZLLIMM

‘SONIMYAO dOHS SNIONON
O SRIOM ANV ONIONSWWOD FHOF3E 3LIS %
NO SNOISNIWIQ TV AJI3A OL 3V SHOLOVELNOD >

“OL g3Y3AT SINVLIINSNOOENS ™~

ONY SHIINIONS A8 SLNIWNOOD TV

GNY ¥3IHONY AE CIAIAOUd NOLIVOIIOES HUM X
NOLLONINOD NI Gv3% 38 OL S1 INFWNOOG SIHL
HINVIOSIA

YIIHOYY
NOILYLIQ3E00Y

o N

HL¥ON

B IV 7

HH00

NY'INOD ¥IAIHOUYDSINHO

Emm.__ow_mxo 1
LOVINOO

on

9L/LLI0E

P N
3va \T
IAILYHOEYTI00 NOSAIAVA \AV

AN3ND.

dl d3Lvd

s , SMOGNIM 318VLIBVH

R B bbb —

133418 NOSIAVA L

- J ) e
10e.3 UosIAEq_AQ89LY. 9 —‘ON\WfTbﬁb * | .

HOIH We'e

HONTENO
. - - - - Qv0OyYy = aNNvHO3NoisaME - —

1IONNOJ ALID ANV13HO

7 (4004 1v14)
| HYAONVY3IA

S0ds

SY3EBT/SAIN ‘ON U _umo__agﬁ 96C°S SOVE 11 i
N 1R@198YS UBld PSIUBARY
2dl/ SO0l LY EmE:ooo/ﬁ%m_tmzo‘q
i\zmﬂmjjdw,ﬂﬂ_m__zzﬁn_ oz?m_m_os_
1661199 OYIANT DNINNY1d

2 | \

910¢ JequidaQ |

—] ' JON3IAISTY MOlddg
T | AY0LS ATONIS
: NOSIAVA £#

o

HOYOd

1IN3INLEVYd3a muZ_ZZ<._n_7
d3nIgo3d

400 Iv14





[image: image15.jpg]WYBLAdoo Aue yoealq Aew yolym
asodind Aue 1o} pasnh ag Jou jSnLu JUsUINoop
3yl "/861 10Y WswuoliAug pue Buluue|d ay)
Japun ssao0.d Buiuueld e jo ped se mainal pue 00L:L

NOILVAZTd HLYON

‘4\

wwwwww 4 = v sy TerTT FTETTCTI YT

oo'sye 00007y

0LL'8v+

968'9

| 7 7

ssvio DmTomu._ 7 9t | | [ sswgaaisons

7 7 \ A
En BN \ /
T T T ™ T T T 1 I T T T T T T T T T T T T T T T T T T T T T T T T T TTTT e \ \\\‘ M

ZwiLoL 97107
2 3SNOH NMOL

- R & q M s,

M

T
w.—wmww_u_

18quin UmMESyBoy ZIA
Spoys JequilL LIA

0047

Juied yoE|g [ 104
seln ool
100} BjeI0U0D 244
Buuool JequiiL 144
sHowpoug [R¥E

AN3937 SIHSINIA

o
@
i
i
#*

L e I O

Lk

#*

cwL0l 8zis o7
€ 3SNOH NMOL

ZwLolL 9IS 107
1 3SNOH NMOL

A¥VYANNO8
AYVANNOE

0Lz'e . 0916 L 0L12'6 L 006

+

“UIHOMY 40

NOISSINY3d LNOHLIM S¥3HLO OL O3MIISNYHL

58 LON TIVHS NIHIHL NOLLVIVHOSNI

'LNINNOOQ SIHL HLIM CIVID0SSY SLHORS

ALN3dOYd VNLOITIINI FHL STTOH ¥IHOMY

“LNINNOOG SiHL 35N OL JSNIOIT 40 HIASNVEL

¥ 3LNLILSNOD ¥O 3TVS ¥ A3W33A 38 INIWNOOd

SIHL 40 ¥33SNVRL TIVHS JONVLSWNONIO

ON MIONN ¥3IHORY 0 NOISSIN3d LNORLIM

S1O3rO¥d ¥3H10 NO INIWNDO0A FHL 30 3SN3Y ¥O

‘STONVHO GISIHOHLAVNN ‘330 CIANZNI SLI NVHL 00L:L

¥3HL0 350dNd ANY 503 INFWNOOQ SIHL 40 35N

WO SNLINS3 SWIVID TIV SNIVOY 3IHONY

SBNBON LN 3 S INSANGOG Sy 40 NOILVAIT3 HLNOS
'103dS3¥ NI SIHORS ALY¥3dO¥d TYNLOITIILNI ONY
IHORIACOD SNIGITONI SLHOR: ¥3HLO NV MY
AHOLNLYLS MV NOWWOD TV SNIVLIY HIIHO¥Y

"ONIGIIO0H OIE HOHLNY THL 40 NOLNILLY
SHL OL LHONOS 36 OL SADNVEIOSIA 11V

J0NIA30TEd IHVL SONIMVEC
3v0S ¥30UYT GNV SNOISNAWIO NZLLIMM

-

"
A%

s

3

T

NEE)]
01L9'GH

ey ==

“SONIMYRQ dOHS BNIONQO H F
O SROM ANY ONIONIWWOD JHOI38 3LIS

NO SNOISNIWIC T1V Ad1i3A OL 34V SHOLOVEINOD

T —
= v =

‘L 034333 SLNVLINSNODENS |
ONY SHIINIONT AE SLNINNDOC TV

ONY H3IHOYY AE G3AIAOYd NOLLYOIAIO3AS HLIM
NOILONNFNOD NI QV3¥ 38 OL 81 LN3WNDOG SIHL
HINIVIOSIA

L ) )
img

L1

K
L=
3

2

1

88C°¢

YIIHOYY
NOILYLIG3400Y

0€'86 y

HL¥ON

TTTTTTTTTTT
LHOT 133418

T T T Ty
T T T T T T T T T T T

LHOI 133418
rrr

Lt

TT T T T T g 1
fil

r—rrrrrrrrr
f——

fr—r—

——

——

f——

fr——

fr——

fr——

fr——

T
T

Hi

HFFFFFFEFEEEEE

w w [RRNRRNRRNNE

—

&
LI 7 Y- 5. ¥ L.
s s
T

#o0T
5560

T
.

EEEEEEEEFEEEEEEEEE f

—
St
-
=
o
—

t

——:

N3OS
¥3LNVIE

NazoS ¥
NNV

N3z ¥
M3V

NY'INOD ¥IAIHOUYDSIHHO

1838719 SIHHO
LOVINOD

S~}

00L¢

3va

P

#
s
(3]
[

M

IAILYHOEYTI00 NOSAIAVA
N3O &

EEEEEFE

TIONNOD ALID n_z«jmmo_\,_

il

_
1
1
1
i
9LLLI0E i
i
1
1
1
i
'
1

1o ueEeG, RSy 9l0c/clilL - =edy |
SPSI9ET/SdIN ‘oNguoeoyddy| !
sichyR5198YS Uejg pesitienpyl i " i i .

TdL /00 gV iewnood pasiiksy oLee 09L6 Hee LNINLEVAIA ONINNYd

A3Y [ ONIMYEA OM\/—NONM
| IWIHIS ONINNV1d ANVIIHONW

1661 T SAhBUH OdIANT ONINNY1d

910z Jakius0aq |

*





[image: image16.jpg]"YOLAdOO Aue yoesiq Aew yoiym
asodind Aue 1o} pasnh ag Jou jSnLu JUsUINoop
3yl "/861 10Y WswuoliAug pue Buluue|d ay)

Japun ssao0.d Buiuueld e jo ped se mainal pue
uonelapisuod sy Buigeus Jo asodind sjos ay)
10} 3|q|eAR SpRW S| JUBWNoop paldoo siyL

Jequiy umesyBnoy ZIA
SpoyS Jequily. LIA

Sl I1Em L

Juted epym evd
Juted xoelg Lvd

se|n Jooj4 €44

100} 810I0UCD 744
Buniooy Jequit] 144
SHOMLE g

AN3937 SIHSINIA

UIIHORY 0
NOISSINe3d LNOHLIM SYIHLO OL GIUEZISNYRL
38 LON TIVHS NIZ&3HL NOLYWHOANI

INWNOOQ SIHL HLIM O3LVIOOSSY SLHOR:
AL¥3dO¥d TYNLOITTALNI FHL STIOH ¥IHONY
ANIWNOOT SIHL 38N OL FSNIOI 40 ¥IASNVEL
VILALILENOD ¥0 31VS v G330 38 LNIWNOOQ
SIHL 40 ¥FASNVRIL TIVHS FONVLSWNOUIO

ON MIONN M3IHORY 4O NOISSINESd LNOHLIM
SLO3rO¥d ¥3HLO NO INIWNOOT 3HL 0 3N ¥O
'SFONVHO GISIHOHLAYNN ‘35N GIONILNI SLI NVHL
UIHLO 350N ANY HO= INFWNOOQ SIHL 40 350
WO ONILINSZ SWIVTO TIV LSNIVOY ¥3HOUY
SAJINWIONI INJIGIOT: SHL INIWNOOT SIHL 40
103dS3 NI SLHOM AL¥3d0¥d TVNLOITIZLNI ONY
LHOIMAGOD ONIGNTONI SLHOR! ¥FHLO ONY MV
REOLALYLS 'MY1 NOWWOO T1¥ SNIVLIY IIHOMY

"ONIGIIO0Ud IHOIE HOHLNY THL 40 NOLNILLY
SHLOL LHONOE 36 OL SAONVREOSIA 11V

JONI030TEd IHVL SONIMYEC
Jv0S ¥IOUYT ONV SNOISNAWIO NZLLRM

‘SONIMYHO dOHS SNIONQOYd
O SOM ANV ONIONSWIOD FHO3E 3LIS
NO SNOISNIWIC TV AdI3A OL 34V SHOLOVELNOD

0L QRMITY SINVLINSNOOENS

NV SHIINIONT AS SLNIWNOOQ TV

ONY ¥3IHO¥Y AE GIAINOY NOLLYOIAIDIES HLIM
NOILONNINOO NI Qv3d 38 OL S1 INAWNOOT SIHL
HIWIVI0SIQ

H3IHOYY
NOILYLIQ3E00Y

0€'86 /
HL¥ON

NV OO ¥IAIHOUYDSIYHO

1838719 SI”HO
LOVINOD

9L/LLI0E
3va

3AILVHOEYTI00 NOSAIAVA
AN3ND.

33

NOILVATT3 LSIM

00L:L

([ _ F FFFFFFFF FEFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFF '
b o H CEEEEEED ARAAARARRAAA AR RARA AN AR AAARAAA i
i H LEEEEEEE FEEEEECEEREEEECCEEEEECEEEEEEEEEEEEEEEr
/ H LEFFFFEFF AR AARAAA AR AR AR AR AN RAAA
! H FEEFFEFF FEEFEEEEFFFREEEEFFFFEEEEFFFFEEEERFFFFEE
| H LEEEEEEE CERRREEECEFRFEECCEEEEEECECCEEEEEEECEEEED s
| H CEEEEEED AR AARARAAA AR AN AR AAARAAA
i LEEEEEEE FEFEEECEREEED FEFEEECEEFEECECCEEE
b | wenssms—f JHHHHIH I
o i
@ I FFF FFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFFF FFFFFFF
N ' FEF IR IAR R RR A AA R AR aniaii ]
*® i FEF AR AR AR AR AR AR AR AR AR AR A {
! EEE FREH FERRRRRRRRRREEREERFFFFFFFRRRFRFRRERFERRERFFRFE |
i EEE FEEF
{ FEF ARAE g AR AR AR AR AR AR AN AR A ARAAAA A !
! EEE FEEEREEEECnEFEEERFFRFFEEEEEFFEECCEEEECECECEEEEEEECEEEEEr
1s3donoe | =—tkk CEEEEEEEEnEFEEEEFFRREEEEEEFEEECEEEEECECECEEEECEEEEEEEEr !
dorvl FEE HARE AR A AR AR AR AR AR AR A I
' EEEREEEEEEE e e EEEFEEFEFEEFEFEEFEFEEEEFEEFEFEEFEFEEEECEEEE !
| FEE FEFH AR RA AR ARAA AN AR AR AR AR A AR
FEE i
I EEE FFFF FEEEEECCEERECCCEFERECCECEEEEECEEEEEEEEEEEEE
i
| F CEEF AR AR AR AR AR AN AAA
@l EEE LLEE LLCEREERERRRRERRRRRRRRRRRERRE LEEEED |
<1 EEER M EEEEE FEEEEEEEEEEFEFFEEFEFEEFFFFFEFFEFFEFFEREE 18
EaE S <1 e
= =
] &
w“ '3
2 2
. . .
\"._\OO —‘)v 0606 " 8¥6'L "

NOILVAIT3 1Sv3

0oL:L

13341S NOSIAVA L
1eang uosineq_AQ89LY.

A3Y ] ONIMVEQ

8Y8i9BC/SdIN ‘ON uoled
sy @198US Ue|d PIsIUBA|
Z'dl / LOL 2V iuswnooq pasiperp OSIAVA ¢#

I FHAF ! ﬂ
CECCECECEECEEEE A = :Q !
rH e [ £ F o 2
i R == s sy T !
- H [l [ STV130 30N 804 NvTd L[| LEFF [ |
FHIE [ [ 3dvOSANYT OL 2343 [ FEEF F I
[ [ d a3 FH g g g ]
" A i CEFEEEFEEEFE i
HH o i CEEEEREEECEn “
| o Ao - g FHH ) !
FEEFRRRFFFFEF 2 r [F FEFH H I~
” 1 ” ddud T HH FHFF F _w
TIITIT T T ! !
2 HEE HEEEEEERLEELCEREEE i)
! .
R _
1 ]
1 ]
i FEEEEEEEEEEEE !
1 ]
1 \ ]
' // (4444 !
ovile ! / FEER !
_——— e —— ISR S [Elesiennb i s m e
T Y - T 17 eeic™ 3on3qIS3 aFuFNTY
@t Lo AUOLS OML
. 3 1 8 LS NOSIAVA Z 40 LHOIEH
oisze S =
g (18
910¢/CL/) - 2 4000}, 2

] JNTHOS ONINNY1d ANVTIHON

1661 T SAiiBUiH OdIANT ONINNY1d

dIs3d Moldg
OLlS 31ONIS

311S 103rans

133418 3dOH v4-2L
NOISNILX3 JHNLN AT

- e = - = == - — -

TIYNGarSHE SBKgEOoN

RIGEEAcE

INER IR B HIN 14

d3AIgo3d





[image: image17.jpg]"YOLAdOO Aue yoesiq Aew yoiym
asodind Aue 1o} pasnh ag Jou jSnLu JUsUINoop
3yl "/861 10Y WswuoliAug pue Buluue|d ay)

Japun ssao0.d Buiuueld e jo ped se mainal pue
uonelapisuod sy Buigeus Jo asodind sjos ay)
10} 3|q|eAR SpRW S| JUBWNoop paldoo siyL

00z:L

NOILVAZT3 LSV3 d3S0d0dd

UIHOMY 40
NOISSINY3d LNOHLIM S¥3HLO OL GTUEZASNYEL
56 LON T1VHS NIZH3HL NOLIYIEQANI
INIWNO0Q SIHL HLIM OILVIO0SSY SLHORY
AL¥3dO¥d VNLOTTIAINI FHL STIOH ¥IHOY f I :
“INIWNOOG SIHL 35N 0L INIO 40 HIASNVEL i ) : -
V3LNLILSNOO ¥0 3T¥S ¥ GINI3A IE LNINOOG | ;
SIHL 40 ¥34SNVRIL TIVHS JONVISWNOHIO : b
ON MIONN ¥3IHORY 40 NOISSINE3d LNORLIM h - ] 7
$L03rO¥d ¥3HLO NO INGWNOOA 3HL 50 SN O i :
‘SIONYHO GISROHLNYNN ‘35N OIANLNI SLINVHL

TEHIG 550uhe Y L0 INBN00 B30 351 W . - ro--- t--t
WO¥4 ONILTNSI SWIVIO TTV LSNIVOV 2IHOYY. i | % . g g

LS oS o e — | H o001} JONIQISTY YOE
LHOIAJOD ONIGNTONI SLHOR ¥FHLO ONY MV T ” JONIAISTY MO . 311S 103rens = A3¥3AN3TY
AU WTNORGD T LS S OIS TN i o oSN

ONICIFO0Ud FHOATE HOHLNY IHL 4O NOLNILLY NOSIAYQ S# NOSIAVO £# 1S 3dOH v1-2i#

SHLOL LHONOE 36 OL SAAONVROSIA 11V

J0NI030TEd IHVL SONIMVEC
Jv0S ¥IOUVT ONV SNOISNAWIO NZLLRM

‘SONIMYHO dOHS SNIONOYd
O SROM ANV ONIONSWIOD FHO3E 3LIS
NO SNOISNIWIC TV AdI3A OL 34V SHOLOVELNOD

0L QRHIITY SINVLINSNOOENS

NV SHIINIONT AS SLNIWNOOQ TV

ONY ¥3IHO¥Y AE GIAIAOY NOLLYOIAIDIdS HLIM
NOILONNPNOO NI GV3¥ 38 OL S1 INGWNOOT SHL
HIWIVI0SIQ

H3IHOYY
NOILYLIQ3E00Y

0€'86 ,
HL¥ON

NV OO ¥IAIHOUYDSIYHO
1838719 SI”HO
LOVINOD

9L/LLI0E
3va

3AILYHOEYTI00 NOSAIAVA
AN3ND.

1IONNOD ALID ANVIIHOW

i3IS NOSIAVE L 910z/21/) - 8jed

8r8I98T/SdIN ‘0N uojeoddy

3dvos133yLs sdoudEE198YS UBld PSSILBAPY

¢'dl / 201 ¢V wswnooq pssiueApy ININLIYHIA ONINNYTd
A3¥/ ONIMYEA Om>_momm

| IWIHIS ONINNV1d ANVIIHONW

76881 T 3B O IANT ONINNY1d

9102 Jaquiaoaq |





[image: image18.jpg]"YOLAdOO Aue yoesiq Aew yoiym
asodind Aue 1o} pasnh ag Jou jSnLu JUsUINoop
3yl "/861 10Y WswuoliAug pue Buluue|d ay)

Japun ssao0.d Buiuueld e jo ped se mainal pue
uonelapisuod sy Buigeus Jo asodind sjos ay)
10} 3|q|eAR SpRW S| JUBWNoop paldoo siyL

0g:h
NOILO3S ¥

+

05597 1o

SMOANIM
wanowo 378VLIEVH 40

NOISSIN3d LNOHLIM S¥IHLO OL GTUEIISNVEIL

56 LON T1VHS NIZ¥FHL NOLLVIMOANI
ININNO00 SIHL 1M G3IVIO0SY S1HOM JONVY

AL¥3d0¥d VILOTTIIN) L STTOH ¥IHOMY
INIWNOOT S1H1 380 OL JENION 40 ¥3ISNVEL
V3LNLILSNGO ¥0 31VS v G330 36 INFANOOT
SIHL 40 ¥3JSNVELL TIVHS JONVLSWNONIO
ON MIONN ¥3IHOLY 40 NOISSINNId LNORLIM
$10310¥d ¥IHLO NO ININND0T 3L 30 ISNT¥ ¥O

‘STONVHO GISIMOHLAYNN ‘350 CION3LNI SLINVHL olzer ™
¥3H10 350d¥Nd ANV O INIWNOOT SIHL 40 35N
O ONLLTNSI SWIVTO TIV SNIVOV ¥3IHORY
S3INWIONI INIIdI03% 3HL INFANOOA SIHL 40

103dS3 NI SLHOR: AL¥IdONd WNLOSTIZINICNY 104
LHORAJOD SNIGITTONI SLHOR: ¥3HLO ONVMYT Jige ™~ =4
AXOLNLYLS M¥T NOWHOD TI¥ SNIVLT MIIHONY S

"ONIGIIO0Ud IHOIE HOHLNY THL 40 NOLNILLY -
JHL OL 1HONOS 3€ OL SIAONVAINOSIA TV 256°8Y T

JONIA30T6d IHVL SONIMVEC
Jv0S ¥IOUYT ONV SNOISNAWIO NZLLMM

“SONIMYRQ dOHS BNIONQO
4O SOM ANY ONIONIWOD JHO3E 3LIS
NO SNOISNIWIC TV Ad1i3A OL 34V SHOLOVEINOD

0L QR¥ITY SINVLINSNOOENS

NV SHIINIONT AE SLNIWNOOQ TV

QNY ¥3IHO¥Y AE GIAIAOY NOLLYOIAID3dS HLIM
NOILONNFNOO NI Qv3d 38 OL §1 INAWNO0T SHL
IWIVI0SIa

YIIHOYY
NOILYLIG3400Y

0€'86 /

HIMON 104 _
bLG+
NY'INOD ¥IAIHOUYDSIYHO

1838719 SI¥HO
LOVINOD

94/LLI0E
ava

IAILVHOEYTI00 NOSAIAVA
N3O

oS ueRaG, ASLY 910c/clil - 81ed
Sr8I98T/SIN ‘0N uoljeoddy

L bNS635199US UB|d pasiUaApy

NE.—. \ OO_\mu< JuswindooJd pasIuUsApY

| AWIHOS ONINNY1d ANVIIHON
1661 T SAhBUiH OdIANT ONINNY1d

AYVYANNOE

\
\
\
\

8297

\
\
A

B3
*
%

006t K 0SE'L

o |
Sa015 9

0SL°e

77001

o
~
S
=3
L ~
SH

JNVH4 133LS NI
SSV19 ALIVS

5

x

\
STIVL30 LNV1d ¥04 NV1d 3dVOSANYT OL ¥343y

I
0
|
|
i
I
i
i

*

8668y T

¥ ¥
+

70l

]
I -
ENED SPLSY 1

AVM3INVYT

0S1°€

€069

T
400d mﬁh WA =
{iv AOVAIEd uNOEHO

JAVHL 133LS NI
SSV19 ALIVS

[

STIVL3A LNV1d 304 NV1d 3dVOSANYT OL ¥343y

4

T awvannos

TIONNOD ALID ANYTIHOW
910z Jequisoaq |

ININLEYH3A ONINNYTd
d3AIgo3d





[image: image19.jpg]"YOLAdOO Aue yoesiq Aew yoiym
asodind Aue 1o} pasnh ag Jou jSnLu JUsUINoop
3yl "/861 10Y WswuoliAug pue Buluue|d ay)

Japun ssao0.d Buiuueld e jo ped se mainal pue
uonelapisuod sy Buigeus Jo asodind sjos ay)
10} 3|q|eAR SpRW S| JUBWNoop paldoo siyL

0S:1L

NOILO3S ¥

-+ # + + +

0SEL 1001

006%

v e o TR TR T TR IVRTRT™7 T
Jequiy umEsyBnoy  ZUA

Spoys Jequily. LIA
S8l llem HL

Juied enym Zvd
jured yoelg Lvd
se|n Jooj4 €44
100} B1010UOD 744
Buuooy Jequity. 144
SHOMLE g

AN3937 SIHSINIA

3d0o1S YU

AVMINYT

0S1¢

e SRUTE ,7:.?4<.
1S 3dOH 9.

“HIHOWY 40 WG L
NOISSINY3d LNOHLIM SH3IHLO OL O3¥EIJISNYHL b ) T
) 0L6'v

*

58 LON TIVHS NITHIHL NOLLVIVHOSNI
‘INIWNOOG SIHL HLIM 031YIO0SSY SLHOR S S
AL¥3dO¥A WNLOFTIINI 3L STTOH BIHOUV A, <
VAIRLILSNGS £ 3VSY CaNZ30 36 LNNNS0d o AOOLE Y 7
- R
SIHL 40 ¥3JSNVRL TIVHS FONVISWNORIO s
ON MIONN ¥3IHORY 0 NOISSINZd LNORLIM 5 S 7
S103r0¥d ¥3HLO NO INJWNOOA FHL 30 ISNTY ¥O e s
'SIONVHO GISTHOHLNYNN '3SN GIANILNI SLINVHL 7
¥3H10 350dNd ANY 03 INIWNOOQ SIHL 40 3N v
WO SNLINS3 SWIVID TIV SNIVOY S3IHONY h A
SAINWION! N0 FHL LNINNDOQ SIHL 40
103dS3 NI SLHOR ALIJO¥d TVNLOITIZLNI NV — T = 2

77001

€069

"ONIGIIO0Ud IHOIE HOHLNY THL 40 NOLNILLY
SHL OL LHONOE 36 OL SADNVEROSIA 11V

__-daLne”

8668y 14 P 00L'6v 1Y

JONIUI0THd IHVL SONIMYET
Y08 ¥IOUVT ONV SNOISNAWIO NZLLM

“SONIMYRQ dOHS BNIONQONd
O SOM ANY ONIONIWWOD JHO3E 3LIS
NO SNOISNIWIC TV AdI3A OL 34V SHOLOVEINOD

[47M%

0L QR¥ITY SINVLINSNOOENS

ONY SHIINIONT A€ SINIWNOOT TV

ONY ¥3IHO¥Y AE GIAIAOY NOLLYOIAID3dS HLIM
NOILONNFNOO NI Qv3d 38 OL S1 INAWNO0T SHL
HIWIVI0SIa

{

T
wOOWw mﬁh M =
THivI ADVARID unoeHo!

v

~

H3IHOYY
NOILYLIG300Y

¥ILINV 1D

JAVH4 133LS NI
SSV19 ALIVS

€86 , [

V130 LNVId 304 NV1d 3dVOSANYT OL ¥343y

HL¥ON

NY'INOD ¥IAIHOUYDSINHO
1838719 SI¥HO
LOVINOD

94/LLI0E
ava

AYVYANNOE

IAILVHOEYTI00 NOSAIAVA
N3O

1IONNOD ALID ANVIIHOW

e ZBAS NoSIAV | 910z/21/) - 8jed

Sr8I98T/SIN ‘0N uoljeolddy

L 5nNS1d46193US Ue|d PasIaAPY

Zdl/ L0l CV uswnooq pasiarpy ININLYYHIA ONINNY T
A3Y [ ONIMYEA Om>_momm

| IWIHIS ONINNV1d ANVIIHONW

1661 T AU OdIANT ONINNY1d

910¢ sequsdeg |





[image: image20.jpg]"YOLAdOO Aue yoesiq Aew yoiym
asodind Aue 1o} pasnh ag Jou jSnLu JUsUINoop
3yl "/861 10Y WswuoliAug pue Buluue|d ay)

Japun ssao0.d Buiuueld e jo ped se mainal pue
uonelapisuod sy Buigeus Jo asodind sjos ay)
10} 3|q|eAR SpRW S| JUBWNoop paldoo siyL

UIIHOBY 0
NOISSIN3d LNOHLIM SHIHLO OL GIMEISNYRL
38 LON TIYHS NiZ&3HL NOLYWHOANI

INIWNOOQ SIHL HLIM O31VIO0SSY SLHOI
AL¥3dOd TYNLOITTAINI FHL STIOH ¥IHONY
“INIWNOOQ SIHL 38N OL IENIO 40 HIASNVEL
VILALILSENOD ¥0 3TVS v G330 38 INIWNOOQ
SIHL 40 ¥FASNVRIL TIVHS FONVLSWNOUIO

ON M3ANN M3IHOXY 50 NOISSINESd LNOHLIM
SLO3rO¥d ¥3HLO NO INIWNOOT 3HL 0 3N ¥O
'SIONVHO QISIHOHLAVNN ‘33N QIANILNI SLINVHL
UIHLO 350N ANY HO= INIWNOOQ SIHL 40 35N
WO ONIIINSZ SWIVIO TIV LSNIVOY ¥IHOUY
SIAINWIANI LNIIdIOZ SHL INIWNOOT SHL 40
103dS3¥ NI SLHORM AL¥3dO¥d TVNLOITTALNI CNY
LHOIMAGOD ONIGNTONI SLHOR! ¥3HLO ONY MV
REOLALYLS 'M¥1 NOWWOO 17V SNIVLZH HIHOMY

‘ONIOIID0U IHOIE HOHLNY JHL 40 NOLLNILLY
SHL OLLHONOE 36 OL SAIONVREOSIA 1TV

‘IONI03030d AL SONIMVAD
Jv0S ¥IOUYT ANV SNOISNWIO NZLLIMM

‘SONIMYAA dOHS SNIONQOYd
O SOM ANY ONIONSWIOD FHO338 3LIS
NO SNOISNIWIC 1V AdI3A OL 34V SHOLOVELNOD

0L QRMIITY SINVLINSNOENS

NV SHIINIONT AE SINIWNOOT 1TV

ONY ¥3IHO¥Y AE GIAIAOY NOLLYOIZID3dS HLIM
NOILONNINOO NI GV3¥ 38 OL S1 INGWNOOT SHL
HIWIVI0SIQ

H3IHOYY
NOILYLIQ3E00Y

0€'86 ,
HL¥ON

NV 0D ¥IIHOUYDSIYHO

1438719 SIHHO
LOVINOD

9L/LLI0E
3va

3AILYHOEYT100 NOSAIAVA
AN3ND.

886'C

Y3dvy 400aLno

T

00L°L

Q34300 40 400Y Lv1d

958'C

1334LS NOSIAVA L
1eang uosineq_AQ89LY.

A3/ ONIMYEQ

| AWIHOS ONINNY1d ANVIIHON
76881 T 3B O IANT ONINNY1d

9l0z/zl/)L - 8ea
Al ‘0N uoneolddy

L bNSLEE199YS Ueld PasiHeApY
2'dl / 201 €V luswnooQ pasiparpy

8Y8/98C/Sd

£86'C

2Ll
4

HIVLS

*

\
958

¥

AdVANNOE

0s:1L

NOILDO3S &

\Iﬁl\.\l

661'97 1d

AVMANYT

068'9

TIONNOD ALID ANVIIHON

910¢ sequsde( |

ININLHVY43A ONINNVY1d

a3AI303d





[image: image21.jpg]"YOLAdOO Aue yoesiq Aew yoiym
asodind Aue 1o} pasnh ag Jou jSnLu JUsUINoop
3yl "/861 10Y WswuoliAug pue Buluue|d ay)

Japun ssao0.d Buiuueld e jo ped se mainal pue
uonelapisuod sy Buigeus Jo asodind sjos ay)
10} 3|ql|eAR SpRW S| JUBWNoop paldoo siy |

0zl
N3I3™Os L'1La

o

f z6Y L YL

44

gee'l

(EM) ONIOQVTIO ¥IENIL

AVHL ONIHILVM

UIIHOUY 0
NOISSIN3d LNOHLIM SYIFHLO OL GIEZISNVAIL
36 LON TIVHS NIZH3HL NOLVWEOANI

ers'L

INWNOOQ SIHL HLIM G31VIO0SSY SLHOR
AL¥3dOYd TWNLOITIALNI FHL STTOH ¥IHOMY
INWNOOQ SIHL 35N OL FSNIOI 30 ¥IASNVEL
VILNLILENOD ¥0 ITVS v GING3A 38 LNTWNOOT
SIHL 40 HIASNVRL TIVHS JONVLSWNOHIO

¥IATOH LOd TVLIN WOLSND

ON M3QNN W3IHOYY 40 NOISSINEZd LNOHLIM
$LO3r0¥d ¥3IHLO NO INAWNOOT 3HL 0 3N 6O
'SIONVHO GISIOHLNVYNN ‘35N QIANILNI SLI NVHL
YIHLO 350N ANY HO= INFWNOOQ SIHL 40 350

WO ONIINSI SWIVTO 11V LSNIVOY IHOMY

SINVd

S3AINWIANI LN3IdIOF SHL INIWNOOT SIHL 40
103453 NI SLHOR AL¥3d0¥d TVALOITTZINI ONY
LHOIMACGOD ONIGNTONI SLHORS HIHLO ONY ‘MY
REOLALVLS 'M¥T NOWWOO TIY SNIVLZY ¥3HOMY

N33¥OS SSV19 031504
“ONIC3300N 0438 HOHLNY FHL 40 NOLNILLY
3HL OL LHONOE 38 OL SAONVREOSIA TIV.

J0NI0303d VL SONIMVEQ
VYOS YFOUYT GNV SNOISNWIC NLLRM

‘SONIMYXA dOHS ONIONQOYd
0 YHOM ANV ONIONIAIWOD JW043€ IS
NO SNOISNIWIQ TV AdI3A OL 34V SHOLOVELNOD

‘0L QH333 SINVLINENOOENS
NV SHIINIONI A8 SLNIWNOOA TTY

ONY ¥3IHONY A8 GIAINOY NOLLYOIAIDFdS HLIM
NOLLONAFNOD NI V3% 38 OL S1 IN3WNOOQ SIHL
HINVIOSIQ

H3IHOYY
NOILYLIG3EO0Y

0£'86 /
HLMON

NV WO ¥IAIHOUYDSIYHO
1838719 SIYHO
LOVINOD

9L/LLIE
aiva

IAILYHOEYTI00 NOSAIAVA
AN3ND

TIONNOD ALID ANVIIHOW

133418 NOSIAVA | 9
10818 uosined 000VY.

8Y8IowBC/SdIN

L] ¢ 199US UB|d DRRIMSMRNH) 131/ suamvaa 3una xoswoz e -

dl / 001 PV MNP0 R EERTRID S oo sommvo izt oNigets - AINIWLYYHIA ONINNY I
“STVL30 04 SONIMVRIQ ON3 1334 AINO JALLYOIONI FHNLONMLS TTV -

ASHIONIMVEG  y) SNI 390438 ¥IMNLOVANNYW HLIM LONAOYE 30 ALIIBYLINS WHISNOO - d3n=o3d

S \%Z _ Z Z<J%z§§uﬁm@ﬁ¢ SNOLLYNLIS TV NI TIVLSNI 304 MOV -
SPTPIFEL] A LIHONY Tivi3a
18817134 O ENDNINT S3II1ON

910¢ Jsqusdaq |





[image: image22.jpg]"YOLAdOO Aue yoesiq Aew yoiym
asodind Aue 1o} pasnh ag Jou jSnLu JUsUINoop
3yl "/861 10Y WswuoliAug pue Buluue|d ay)

Japun ssao0.d Buiuueld e jo ped se mainal pue
uonelapisuod sy Buigeus Jo asodind sjos ay)
10} 3|q|eAR SpRW S| JUBWNoop paldoo siyL

a3S0d0oyd

30VINGR IV

AUVONNOE NO SOVINOY TI¥

ONILSIX3

£

ONZZ ¥38W31d3S a31VINOTVO

AN3I9317 MOAVHS

UIIHORY 0
NOISSINe3d LNOHLIM SYIHLO OL GIUEZISNYRL
38 LON TIVHS NIZ&3HL NOLYWHOANI

INWNOOQ SIHL HLIM O3LVIO0SSY SLHOR
AL¥3dO¥d TYNLOITTAINI FHL STIOH ¥IHONY
“INIWNOOQ SIHL 38N OL IENIO 40 HIASNVEL
VILALILENOD ¥0 31VS v G330 38 LNIWNOOQ
SIHL 40 ¥FASNVRIL TIVHS FONVLSWNOUIO

ON MIONN M3IHOY 40 NOISSINESd LNOHLIM
SLO3rO¥d ¥3HLO NO INIWNOOT 3HL 0 3N ¥O
'SIONVHO QISRHOHLAYNN ‘33N QIANLNI SLINVHL -
UIHLO 350N ANY HO= INFWNOOQ SIHL 40 35N
WO ONIINSZY SWIVTO TIV LSNIVOY ¥3HOUY N
SIAINWIANI LNIdIOT SHL INIWNOOT SHL 40
103dS3 NI SLHOR AL¥3d0¥d TVNLOITIZLNI CNY
LHOIMAGOD ONIGNTONI SLHORS ¥FHLO ONY MV
REOLALYLS ‘MY NOWWOO TIY SNIVLIY IHOMY

‘ONIOIID0 IHOTE HOHLNY IHL 40 NOILLNILLY
SHLOL LHONOE 36 OL SAAONVROSIA 11V

J0NI030TEd IHVL SONIMVEC
Jv0S ¥IOUVT ONV SNOISNAWIO NZLLRM

‘SONIMYHO dOHS SNIONOYd
O SROM ANV ONIONSWIOD FHO3E 3LIS
NO SNOISNIWIC TV AdI3A OL 34V SHOLOVELNOD

0L QRHIITY SINVLINSNOOENS

NV SHIINIONT AS SLNIWNOOQ TV

ONY ¥3IHO¥Y AE GIAIAOY NOLLYOIAIDIdS HLIM
NOILONNPNOO NI GV3¥ 38 OL S1 INGWNOOT SHL
HIWIVI0SIQ

H3IHOYY
NOILYLIQ3E00Y \

0€'86 ,
HL¥ON /

NV OO ¥IAIHOUYDSIYHO

1838719 SI”HO
LOVINOD

9L/LLI0E
3va

3AILYHOEYTI00 NOSAIAVA
AN3ND.

>
HOSNFRE =

hmm_w;m NOSIAVA L |
1eeg uosineq_AQ89LY. 9l0c/cl/) - &eq i

8r8I88T/SdIN ‘0N uoieolddy|
nvatovia Mbbd@ Bds199US UB|d PasIaAPY

2'dl / 001" LY iuswnooq pasiperpy

A3/ ONIMYEQ

| AWIHOS ONINNY1d ANVIIHON
76881 T 3B O IANT ONINNY1d

uewnygljo a3
e SuSaNE e

1S NOSIAVA |

060

00z:L
INV6 0060 SMOAVHS
Boag
FONJAISRIYORE | FONIAISTUONE %
AYOLS F1ONIS AHOLS FTONIS i
1S3dOH 92# LS 3dOH 84
7
=
JONIAISIY MOIYE o | 400 1¥14 400¥ Lv14 40
Q3uIANTY ) ONITTING MOIME ONIQTING YOIE ONIT"
AMOLS T1ONIS > 1S 3dOH 08# 1S 3dOH pe# 18:
LS AdOH vLzit B 7Ly R— %000 837108 w000 xaTION
i mU
\\\\\ oo mmmmmm— e e e QYO - s EwwoavoisEmE = = s e s B
9062 0E2'6 (TAN:3 0126
} 80,022, . T e
. e
S 96'6¢ /m& M
= N T (400Y 1v1d)
R RN \ Q3HS oINE
jﬂﬁm, .a/ N [
//./// L\ JE (o1 | — N\ vauy ! Pt S G
NN — T — I I i
\ | ! !
X Q1Y9 ¥vV10S i s JONIAISTY am '
: L 0S| JuoLsTIoNis m
1TV of Mm 0 il ! 18 qyod z# ,
S L e S b
: Ho ;
\w z B |
Z = 2 2 !
TIvd gz ——— z mw :
o B m
. 7 j 1l | : P
) | >
2 w " |
,,,,,,,,,,,,,,,, (R o IO 4
< 50406 T 3 e Y3
3 | s @
] |140dyl W | 2
2 E
I 8
3 o3 oz_t%bm_m L 1 4004 1v14
< - B 30N3QISTY EM
\ b i AHOLS FTONIS
(400Y 1¥14) g 1S quod v
BT SOV 11 HYONVY3A m |
z JON3QISIY HOlug 400Y 1v14 Eoad { | :
= F AHOLS F1ONIS ] = ; -
/, = NOSIAVQ £ : I
- | o S + | i
) ! |
/ & e !
) 30N3QISTY EM JE—
% X ! AYOLS I1ONIS £ i
Nw aams ! 1S QM0 9% : L
e ———— 3 —— : ‘ LT IONNOD ALIO ANVTIHON
| !

102 Joqwiaoaq |

LINIWLEVY4IA ONINNYTd
d3AIzo3d





[image: image23.jpg]"YOLAdOO Aue yoesiq Aew yoiym
asodind Aue 1o} pasnh ag Jou jSnLu JUsUINoop
3yl "/861 10Y WswuoliAug pue Buluue|d ay)

Japun ssao0.d Buiuueld e jo ped se mainal pue
uonelapisuod sy Buigeus Jo asodind sjos ay)
10} 3|q|eAR SpRW S| JUBWNoop paldoo siyL

a3S0d0oyd

ONILSIX3

ONZZ ¥38W31d3S a31VINOTVO

AN3I9317 MOAVHS

UIIHORY 0

NOISSINe3d LNOHLIM SYIHLO OL GIUEZISNYRL

38 LON TIVHS NIZ&3HL NOLYWHOANI
INWNOOQ SIHL HLIM O3LVIO0SSY SLHOR

AL¥3dO¥d TYNLOITTAINI FHL STIOH ¥IHONY
“INIWNOOQ SIHL 38N OL IENIO 40 HIASNVEL
VILALILENOD ¥0 31VS v G330 38 LNIWNOOQ

SIHL 40 ¥FASNVRIL TIVHS FONVLSWNOUIO
ON MIONN M3IHOY 40 NOISSINESd LNOHLIM

SLO3rO¥d ¥3HLO NO INIWNOOT 3HL 0 3N ¥O
'SIONVHO QISRHOHLAYNN ‘33N QIANLNI SLINVHL
UIHLO 350N ANY HO= INFWNOOQ SIHL 40 35N
WO ONIINSZY SWIVTO TIV LSNIVOY ¥3HOUY
SIAINWIANI LNIdIOT SHL INIWNOOT SHL 40
103dS3 NI SLHOR AL¥3d0¥d TVNLOITIZLNI CNY
LHOIMAGOD ONIGNTONI SLHORS ¥FHLO ONY MV
REOLALYLS ‘MY NOWWOO TIY SNIVLIY IHOMY

‘ONIOIID0 IHOTE HOHLNY IHL 40 NOILLNILLY

SHLOL LHONOE 36 OL SAAONVROSIA 11V

J0NI030TEd IHVL SONIMVEC
Jv0S ¥IOUVT ONV SNOISNAWIO NZLLRM

‘SONIMYHO dOHS SNIONOYd
O SROM ANV ONIONSWIOD FHO3E 3LIS

NO SNOISNIWIC TV AdI3A OL 34V SHOLOVELNOD

0L QRHIITY SINVLINSNOOENS
NV SHIINIONT AS SLNIWNOOQ TV

ONY ¥3IHO¥Y AE GIAIAOY NOLLYOIAIDIdS HLIM
NOILONNPNOO NI GV3¥ 38 OL S1 INGWNOOT SHL

HIWIVI0SIQ

H3IHOYY
NOILYLIQ3E00Y

0€'86 ,
HL¥ON

NV OO ¥IAIHOUYDSIYHO

1838719 SI”HO
LOVINOD

9L/LLI0E
3va

3AILYHOEYTI00 NOSAIAVA
AN3ND.

13341S NOSIAVA L
1eang uosineq_A089LY.

8Y8/9k8C/Sd

A3/ ONIMYEQ

9l0z/zl/)L - 8ea
Al ‘0N uoneolddy

wvaovia mddv®ngdi- 198YS Ueld PasILBAPY
Z'dl / LOL LY iuswnooq pssiperpy

[ 3IWIHOS ONINNY1d ANVIIHON
76881 T 3B O IANT ONINNY1d

30VINGR IV

\
LY

~—{

N,

AUVONNOE NO SOVINOY TI¥

£

&

g p =

| 29
_ = o
ERE
5| B &g

3 0

M-

1]

=

|140dyl

HOIH WL SONITvd

870E_
50,06

JONIAISTY MOISE
AHOLS F1ONIS

NOSIAVA €4

400d 114

b

(400N 1v14)
HYONVH3A

Boad

wz_._.@n_m_m

i

NN

HOIH We'g

TONVIRO:

%

00z:L
INdZL "00ZL SMOAVHS
I !
Eoss | W 7
JON3QISTA HOIdE JON3CISTE MOIdE
AHOLS FTONIS T AdoLs ToNIS N
1S3dOH 92# 1S3dOH 82#
~L 7
N\ >\
JONIQISTY MOIE /o A 400N 114 400Y 1v14 10
Q3u3aNTY ) ONIQTINE %OIYE ONIQTINE YOIdE ONIT"
ANOLS FTONIS % 1S 3dOH 08# 1S 3dOH e 183
18 uuo__m__ww.mg . T wooawsmiow - %000 y | ¥00Q ¥3TI0¥
\
, P
\\\\\ oo E s s e e e e s s s - (YO - EwvoanosEme s = s e e s e e - - - - HE = S = mrnerem & s
9062 0E2'6 (TAN:3 0126
A SOV0LZ, RO e e e
e T e e R e e N
2 9662 ) N
T N
AR N (400Y Lv14)
N7 Q3HS MoIE
N\ \
NN L LU RV E I — ) MUV IOANES] ||| ||| TSSO vIuv3oiaeas) || (11 bqeeeae S ST PP R
_— e ! | Eoas
Qo 9105 S ! gghs | FoNAaISIHEM
! AYOLS F1ONIS
I N i
1TV of i i 18 ayod z#
— E b}
Lﬁm
3=
S Eby

SNV

AYOLS FTONIS
1S QY04 v#

400¥ 1v14

JON3AISTE EM
AYOLS FT1ONIS
1S Qyo4 9#

LINIWLEVY4IA ONINNYTd
d3AIzo3d





[image: image24.jpg]"YOLAdOO Aue yoesiq Aew yoiym
asodind Aue 1o} pasnh ag Jou jSnLu JUsUINoop .
8yl /86 oY Juswuoliaug pue Buluueld sy} . 00Z:1

Japun ssao0.d Buiuueld e jo ped se mainal pue WdE "00S1 SMOAVHS
uonelapisuod sy Buigeus Jo asodind sjos ay)
10} 3|q|eAR SpRW S| JUBWNoop paldoo siyL

FONIAISTA MOIE JON3AISIE MOINE
AYOLS I1ONIS AYOLS FTONIS N
1S 3dOH 92# 1S 3dOH 8.#

a3S0d0odd

30VINGR IV

AUVNNOE NO SOVINOYA TI¥

4004Y 1¥14 400y 1v14 40
ONITTING OI4E ¢ ONIQTINE %148 ONIT
1S 3dOH 08# 1S 3dOH pe# 1s:

7 FONIAISTY MOE! (]
[SEEE[ER] ~

ONILSIX3 AYOLS I1ONIS

ﬁ JURET :km quI_w».N; ] B Voo e o —— g ¥00Q ¥ITIOY

— = —— — = <

» ] P
4 e S aAvOYd: — + — awvkoanoisae — = — — — — — — — s s s e s s = e e
GNZZ ¥IEWILAIS GILVINOTVO ik e k] 017’

AN3I9317 MOAVHS e T/ S v 1L

it 966z e %,

TP e

I
T
166

UIHOUY 40
NOISSIN3d LNOHLIM S¥IHLO 0L GIRIISNVRL
36 LON TIVHS NI33HL NOLLYWEOANI

'INIWNOOG SIHL HLIM G31VIO0SSY SLHOR
AL¥3dOd TVNLOTTIAIN FHL STTOH BIIHOHY
INIWNDOQ SIHL 35N O1 JENIO 40 HIISNVEL
VILNLLSNCO O IT¥S ¥ GIW33A 36 INTWNIOD
SIHL 30 ¥FJSNVEL TIVHS JONVASWIIONIO

ON 3NN ¥IHOBY 40 NOISSINEZd LNORLIM
SLO3MO¥d ¥IHLO NO INIWNOOG THL 50 ISN3 ¥O il
SIONVHO GISIHOHLAVNN ‘35N OIANIINI SLI NVHL - —Smuo
IHLO TS0 ANV HO3 ININNOO SIHL 40 35N
WO ONILINST SWIVIO TIV LSNIVEV ¥3IHOEY
SAINNIANI LN3IIO 31 INTWNOO SIHL 40
L03dST NI SLHORI AL¥IdO¥d VNLOITIZLNI NV
LHOI¥AIOD ONIGNTONI SIHOI ¥THLO GNY WMV
RMOLNIVLS ‘M1 NOWWOD 11 SNIVLIY ¥3IHOUY

(400Y 1v14)
Q3HS MoIE

VIHY I0INHIS | N

o eoEg

Q1o ¥v10S JON3AISTY EM
AYOLS FTONIS

! ) : 1S Quo4 z#

060

11V €

|
|
vewnygljo Bp3

%
7

133418 NOSIAVA

12IvBSe

qiey Buoks
1S NOSIAVA b

‘ONIOIID0 IHOTE HOHLNY IHL 40 NOILLNILLY
SHLOL LHONOE 36 OL SAAONVROSIA 11V

L

J0NI030TEd IHVL SONIMVEC
Jv0S ¥IOUVT ONV SNOISNAWIO NZLLRM

_HOIHWL'Z
“SONv4 NO¥|

‘SONIMYHO dOHS SNIONOYd
O SROM ANV ONIONSWIOD FHO3E 3LIS
NO SNOISNIWIC TV AdI3A OL 34V SHOLOVELNOD

b S A.\xxfw...ﬁ. 1l %
it AR A W Al w
—— f

N8y S

G\ SHIINIONT AS SLNIWNDOT TV % N svoe

QN ¥3IHONY AE GIAINOY NOLLYOIAID3dS HLIM N i e LA

NOILONNMNOD NI G32 38 OL S1 INFWNO0C SIHL = HOIH W8T SONIVe .S0v06'
HINVI0SI N\

)
1
)
)
1
1
1
)
)
1
1
)
)
1
1
1
[
1 >
1
)
1
]
e m———-

H3IHOYY [LHOd¥D)
NOLLVLIGRIOOV \

400¥ 1v14

~SONvd
|
___—

wz;@nm_m g
=
3
2

JON3AISTY M
AYOLS FTONIS
1S QY04 v#

0€'86 ,

HL¥ON /

(400N 1v14)
HYONVH3A

Boad

JONVA NOHI GILVHSNEN00

T SOVE A

NV OO ¥IAIHOUYDSIYHO

1838719 SI”HO
LOVINOD

3 | 3ON3AISY MORIE
— 7u | AMOLSIONIS
= NOSIAVQ €4

9L/LLI0E
3va

JON3AISTE EM
AYOLS FT1ONIS
1S Qyo4 9#

3AILYHOEYTI00 NOSAIAVA
AN3ND.

- - - —-QVY0OY 3wnvHoanoLsaNTE
-

>
HOSNFRE =

133018 NOSIAVG | al0c/clL/) - =keq|

1eeng uosinea_A089LY. .
88I88T/SdIN ‘0N uoieolddy| L0z Jaquiaoaq |
wvaiovia nbbd® BJs 188US UB|d PasiBApY

¢'dl /20l LV wswnooq pssiueApy ININLIYHIA ONINNYTd

A3 oMV d3AIzo3d
| JINFHOS ONINNY1d ANV13IH0ON

76881 T 3B O IANT ONINNY1d

-





[image: image25.jpg]"YOLAdOO Aue yoesiq Aew yoiym
asodind Aue 1o} pasnh ag Jou jSnLu JUsUINoop
3yl "/861 10Y WswuoliAug pue Buluue|d ay)

Japun ssao0.d Buiuueld e jo ped se mainal pue
uonelapisuod sy Buigeus Jo asodind sjos ay)
10} 3|q|eAR SpRW S| JUBWNoop paldoo siyL

UIIHOMY 0
NOISSINe3d LNOHLIM SYIHLO OL GIUEZISNYRL
38 LON TIVHS NIZ&3HL NOLYWHOANI

INWNOOQ SIHL HLIM O3LVIO0SSY SLHOI
AL¥3dO¥d TYNLOITTALNI FHL STIOH ¥IHONY
ANIWNOOT SIHL 38N OL FSNIOI 40 ¥IASNVEL
V3LALILENOD ¥0 31vS v G330 38 LNIWNOOQ
SIHL 40 ¥FASNVRIL TIVHS FONVLSWNOUIO

ON MIONN M3IHOXY 50 NOISSINESd LNOHLIM
SLO3rO¥d ¥3HLO NO INIWNOOT 3HL 0 3N ¥O
'SIONVHO GISIHOHLAYNN ‘35N GIONILNI SLI NVHL
UIHLO 350N ANY HO= INFWNOOQ SIHL 40 35N
WO ONIIINSZY SWIVIO TIV LSNIVOY YIHOUY
S3JINWIONI INIGIOT: SHL INIWNOOT SIHL 40
103dS3 NI SLHOR AL¥3d0¥d TVNLOITIZLNI CNY
LHOIMAGOD ONIGNTONI SLHORS ¥FHLO ONY MV
REOLALYLS ‘MY NOWWOO TIY SNIVLIY IHOMY

‘ONIOIID0 IHOTE HOHLNY THL 40 NOLLNILLY
SHLOL LHONOE 36 OL SAIONVREOSIA 11V

J0NI030TEd IHVL SONIMVEC
Jv0S ¥IOUVT ANV SNOISNAWIO NZLLRM

‘SONIMYHA dOHS SNIONOYd
O SROM ANV ONIONSWWOD FHO3E 3LIS
NO SNOISNIWIQ TV AdIi3A OL 34V SHOLOVELNOD

0L QRMITY SINVLINSNOOENS

NV SHIINIONT AS SLNIWNOOQ TV

ONY ¥3IHO¥Y AE GIAIAOY NOLLYOIAID3dS HLIM
NOILONNFNOO NI Gv3¥ 38 OL S1 INGWNOOT SIHL
HIWIVI0SIQ

H3IHOYY
NOILYLIQ3E00Y

0€'86 /
HL¥ON

NY'INOD ¥IAIHOUYDSIYHO

1838719 SI”HO
LOVINOD

9L/LLI0E
3va

3AILYHOEYTI00 NOSAIAVA
AN3ND.

13341S NOSIAVA L
1eang uosineq_A089LY.

A3/ ONIMYEQ

910c/cl/) - 9ed

S8I98T/SdIN ‘0N uojeoddy
FnaaHddsifshil199YS UB|d PISIUSAPY
2dl /GOl LY awnooq pesiHaApy

] JNTHOS ONINNY1d ANVTIHON

76881 T 3B O IANT ONINNY1d

auo}suoy|
Ul 500]dI|D JUBLINUO PUOGINO|OD

gL
JUBWNUO PUOQINO|0D

M

“JOA0D WLIQG YIMm

S [BOILIBA "UYSE UMESYBNOY WWE| omsolig SSIN PUE IH, shiomyoug  sTIvi3a
o8lL o8lL 081 ¥FANLOVANNVIN
Buippelo Jequill Homyoug SSIN PUE IH, domyoug JINVN
EM M LM JONIHI4TH

ANVIIHON

208Q |

1ININLEYIIA ONINGEHPS SIHSINIA
a3AIF03Y





[image: image26.jpg]Location map and location of objectors

1 Davison Street, Brunswick - Planning Permit Application MPS/2016/848





DED39/17
88-90 Lygon Street, Brunswick East - Planning Permit Application MPS/2016/343 (D17/97635)

Director Planning and Economic Development
City Development        
Executive Summary

The application seeks approval for the partial demolition, including alterations and additions to the existing building and construction of a 5 storey building, comprising 7 dwellings. The application was advertised and 3 objections were received. The main issues raised in the objections are overdevelopment in the area, loss of views, property values and impact on the commercial premises. 
A Planning Information and Discussion meeting was not held; however each objector was contacted by telephone.
This application is being reported to the Urban Planning Committee because the building height exceeds the preferred maximum building height in the Design and Development Overlay Schedule 19 (Brunswick Activity Centre – Lygon Street Local Area) (DDO19) by 2.4 metres. 

The report details the assessment of the application against the policies and provisions of the Moreland Planning Scheme.

The key planning considerations are:


Heritage impacts

Building height 

On-site amenity


Pedestrian entry and service location 

The proposal has strong strategic support given its location in the Brunswick Activity Centre. The proposal presents an acceptable design response in relation to the heritage and built form guidelines of DDO19, provides for good ESD outcomes and internal amenity.

It is recommended that a Notice of Decision to Grant a Planning Permit be issued for the proposal.

	Recommendation

The Urban Planning Committee resolve:

That a Notice of Decision to Grant a Planning Permit No. MPS/2016/343 be issued for the alterations and additions to the existing building and construction of a 5 storey building, comprising 7 dwellings at 88-90 Lygon Street, Brunswick East subject to the following conditions:

1.
Before the development commences, amended plans to the satisfaction of the Responsible Authority must be submitted to and approved by the Responsible Authority. When approved, the plans will be endorsed and will then form part of the permit. The plans must be drawn to scale with dimensions and 3 copies must be provided. The plans must be generally in accordance with the plans submitted on 31 March 2017 but modified to show:

a)
Various amendments to the façade treatment of the building as shown in the plans submitted to Council on 19 April 2017, prepared by MAP Architecture including the following:

i.
Increase the proportion of the perforated metal screen to the north facing balcony of the 4th floor.

ii.
Align 3rd and 4th floor windows facing west (Lygon Street).

iii.
Extend the white canopy of the feature entry to include the booster cupboard, treated with white perforates panels.

iv.
Internal changes to the ground floor layout to provide for an increased glazed entry area of 3.23 metres and reduced setback to restaurant refuse entry.

b)
Deletion of the south facing balcony of Dwelling 1.01 and the 1.7 metre high parapet wall along the south boundary, as shown on TP102 submitted to Council on the 19 April 2017.

c)
The south facing bedroom window of Dwelling 1.01 to be a highlight window as per the plans dated 31 March 2017.

d)
Provision of windows on each level of the stairwell. 

e)
Capacity and location of the Solar PV system.

f)
Any modifications arising from the Acoustic Report in accordance with Condition 3 of this permit. 

g)
Any changes and/or initiatives recommended in the amended Accessibility Report required by Condition 8 of this planning permit. 

h)
The location of any air-conditioning units and other plant equipment, including any screening.
Secondary consent 

2.
The development as shown on the endorsed plans must not be altered without the written consent of the Responsible Authority. This does not apply to any exemption specified in Clauses 62.02-1 and 62.02-2 of the Moreland Planning Scheme unless specifically noted as a permit condition.

Noise attenuation

3.
Prior to the endorsement of plans, a report prepared by a qualified Acoustic Engineer must be submitted to the satisfaction of the Responsible Authority outlining specific noise attenuation measures to mitigate noise from Lygon Street, lift core and existing commercial building to the south. Construction and maintenance of the buildings must be in accordance with the recommendations contained in this report to the satisfaction of the Responsible Authority.

4.
Prior to the occupation of any dwelling approved under this permit, a report from a suitably qualified Acoustic Engineer must be submitted to the Responsible Authority. The report must be to the satisfaction of the Responsible Authority and must confirm that all noise attenuation measures to limit noise to dwellings required under the endorsed acoustic report have been implemented.

Development Contribution Plan

5.
Prior to the issue of a Building Permit in relation to the development approved by this permit, a Development Infrastructure Levy and Community Infrastructure Levy must be paid to Moreland City Council in accordance with the approved Development Contributions Plan indexed in accordance with the indexation provisions of the applicable schedule to the Development Contributions Plan Overlay.

If an application for subdivision of the land in accordance with the development approved by this permit is submitted to Council, payment of the Development Infrastructure Levy can be delayed to a date being whichever is the sooner of the following:

a)
For a maximum of 12 months from the date of issue of the Building Permit for the development hereby approved; or

b)
Prior to the issue of a Statement of Compliance for the subdivision.

When a staged subdivision is sought, the Development Infrastructure Levy must be paid prior to the issue of a Statement of Compliance for each stage of subdivision in accordance with a Schedule of Development Contributions approved as part of the subdivision.

Environmentally Sustainable Design

6.
All works must be undertaken in accordance with the endorsed Environmentally Sustainable Development (ESD) Management Plan to the satisfaction of the Responsible Authority. No alterations to the ESD Management Plan may occur without the written consent of the Responsible Authority.

7.
Prior to the occupation of any dwelling approved under this permit, a report from the author of the Environmentally Sustainable Development (ESD) Management Report, approved pursuant to this permit, or similarly qualified person or company, must be submitted to the Responsible Authority. The report must be to the satisfaction of the Responsible Authority and must confirm that all measures specified in the Environmentally Sustainable Development (ESD) Management Plan have been implemented in accordance with the approved plan.
Accessibility report

8.
Prior to the endorsement of plans, an Access Plan must be prepared by a suitably qualified access auditor to assess any plans and provide advice/recommendations on access and mobility issues to the satisfaction of the Responsible Authority. The Plan must be submitted to and approved by the Responsible Authority. The Plan must provide for, but not be limited to, the following: 

a)
Demonstrating that all dwellings are able to be visited by a person with limited mobility by providing:

i.
An accessible path from the street and car park areas to a level entry;

ii.
Minimum width of 850mm for doors and 1000mm for hallways at entry level; and

iii.
A clear path of travel from the accessible entry to a living area and toilet suitable for people with limited mobility.

b)
Demonstration that the nominated adaptable dwellings meet the requirements in the Livable Housing Guidelines, produced by Livable Housing Australia.

When submitted and approved to the satisfaction of the Responsible Authority, the Access Plan and associated notated plans will form part of this permit. 

9.
The recommendations of the endorsed accessibility report must be implemented to the satisfaction of the Responsible Authority prior to the occupation of the development. No alterations to the accessibility report may occur without the written consent of the Responsible Authority. 

10.
Prior to the occupation of any dwelling approved under this permit, a report from the author of the accessibility report approved pursuant to this permit, or similarly qualified person or company, must be submitted to the Responsible Authority. The report must be to the satisfaction of the Responsible Authority and must confirm that all measures specified in the accessibility report have been implemented in accordance with the approved report. 

Waste management 

11.
The Waste Management Plan prepared by Leigh Design Pty Ltd, dated 24 November 2016 approved under this permit must be implemented and complied with at all times to the satisfaction of the Responsible Authority unless with the further written approval of the Responsible Authority.

General

12.
Prior to the issuing of Statement of Compliance or occupation of the development, whichever occurs first, all visual screening measures shown on the endorsed plans must be installed to the satisfaction of the Responsible Authority. All visual screening and measures to prevent overlooking must be maintained to the satisfaction of the Responsible Authority. Any screening measure that is removed or unsatisfactorily maintained must be replaced to the satisfaction of the Responsible Authority.

13.
Prior to the occupation of the development, all boundary walls must be constructed, cleaned and finished to the satisfaction of the Responsible Authority.

14.
All stormwater from the land, where it is not collected in rainwater tanks for re-use, must be collected by an underground pipe drain approved by and to the satisfaction of the Responsible Authority (Moreland City Council, City Infrastructure Department).

15.
Stormwater from the land must not be directed to the surface of the right-of-way to the satisfaction of the Responsible Authority.

16.
The surface of all balconies are to be sloped so the stormwater run-off does not fall onto the public footpath to the satisfaction of the Responsible Authority.

17.
Unless with the written consent of the Responsible Authority, any plumbing pipe, ducting and plant equipment must be concealed from external views. This does not include external guttering or associated rainwater down pipes.

18.
Prior to the occupation of the development all telecommunications and power connections (where by means of a cable) and associated infrastructure to the land (including all existing and new buildings) must be underground to the satisfaction of the Responsible Authority.

Time

19.
This permit will expire if one of the following circumstances applies:

a)
The development is not commenced within 2 years from the date of issue of this permit.

b)
The development is not completed within 4 years from the date of issue of this permit.

The Responsible Authority may extend the period referred to if a request is made in writing before the permit expires or:


Within six months after the permit expires to extend the commencement date.


Within 12 months after the permit expires to extend the completion date of the development if the development has lawfully commenced.

Notes:
This note is for information only and does not constitute part of this notice of decision or conditions of this notice of decision. 

Note 1:
Should Council impose car parking restrictions in this street, the owners and/or occupiers of the land would not be eligible for any Council parking permits to allow for on street parking. 


REPORT

1.
Background

Subject site 
The subject site is located at 88-90 Lygon Street, Brunswick East on the south-east corner of Lygon Street and Weston Street.

The site comprises of two allotments, 88 and 90 Lygon Street. Combined they have a frontage to Lygon Street of 12.19 metres and a depth of 30.48 metres, yielding a total site area of 368 square metres.

The site is occupied by a double storey cement render building with an outbuilding at the rear. The existing buildings are used as a restaurant at ground level with an associated caretaker’s dwelling on the first floor. 

There are no restrictive covenants indicated on the Certificate of Title. The site includes a carriageway easement running parallel to the site’s eastern boundary.

Surrounds

The surrounding area is characterised by commercial uses predominantly on the ground floor with residential dwellings located above. In relation to the built form, there is a combination of low rise single and 2 storey terraces alongside new higher multistorey buildings.

Opposite the subject site to the north is a mixture of single and 2 storey buildings including the large scale Tip Top residential development comprising of a 5 storey apartment building and town houses.

Adjoining the subject site to the south is a 2 storey building, with what appears to be open space at the rear. To the east is a laneway separating the site from a single storey brick building located within the Industrial 3 Zone. This building is setback approximately 13.5 metres from Weston Street with the frontage used for car parking.

Of importance to the character is the physical change in Lygon Street, as it widens to the south, creating a different atmosphere and character.

A location plan forms Attachment 1.
The proposal

The proposal is summarised as follows:


Partial demolition of the existing roof structure and buildings beyond the first 10 metres of the original building. 


Construction of a five storey building to the rear of the heritage buildings containing: 


ground floor entry and services area; 


7 dwellings above; and 


an enclosed car parking area at the rear containing 14 car parking spaces within a car stacker. 


The basement of the building will accommodate seven storage cages, 5000 litre water tank, fire pump and switch room.


Pedestrian access to the residential apartments are provided from Weston Street with the ground floor also including the existing restaurant fronting Lygon Street, residential and commercial bin storage areas, bike storage area for 10 bikes, gas metre and booster cupboards.


The mix of dwellings consists of a single 1-bedroom dwelling, three 2-bedroom dwellings and three 3-bedroom dwellings. 


Materials and finishes for the new five storey building include a combination of masonry walls, render, metal cladding, metal perforated screen and glazing.

The development plans form Attachment 2.

Statutory controls – why is a planning permit required?

	Control
	Permit Requirement

	Commercial 1 Zone
	Pursuant to Clause 34.01-4 a permit is required to construct a building or construct and carry out works.

A permit is required for the use of the land as a dwelling because the frontage at ground level exceeds 2 metres.

	Heritage Overlays 
(HO439 – Lygon Street Precinct E)
	Pursuant to Clause 43-01-1 a permit is required to demolish or remove a building, construct a building or construct or carry out works.

	Design and Development Overlay Schedule 19
	Pursuant to Clause 43.02-2 a permit is required to construct a building and carry out works.


The following particular provisions of the Moreland Planning Scheme are also relevant to the consideration of the proposal:


Clause 45.06: Development Contribution Plan Overlay 


Clause 45.09: Parking Overlay


Clause 52.34: Bicycle Facilities 


Clause 52.35: Urban context report and design response for residential development of 4 or more storeys 

2.
Internal/External Consultation

Public notification

Notification of the application has been undertaken pursuant to Section 52 of the Planning and Environment Act 1987 by:

Sending notices to the owners and occupiers of adjoining and nearby land; and 

By placing signs on the Lygon and Weston Street frontages of the site.

Council has received three objections to date. A map identifying the location of objectors forms Attachment 1. 

The key issues raised in objections are:


Impact on adjacent business (wine bar) 


General comment about the area becoming an ‘eye sore’ with too many apartments.


Over supply of apartments in the area


Devaluation of property 


Loss of views 

A phone call was made to each of the objectors to provide them with an opportunity to elaborate on their concerns and for Council officers to provide clarification.

Amendment to the application after notification
An application pursuant to Section 57A of the Planning and Environment Act 1987 was received on the 31 March 2017. The amendment includes:


Reduction in the dwelling numbers from 8 to 7;


Increased setback of levels 4 and 5by 3 metres from Weston Street; and


Internal modification to levels 4 and 5 due to the increased setback.

Council has decided to accept the amendment. Notification of the amended application pursuant to Section 52 of the Planning and Environment Act 1987 was not required for the changes to reduce the number of dwellings and also reduce the extent of built form from Weston Street, which will not result in any additional material detriment. 

Internal/external referrals

The proposal was referred to the following external agencies or internal branches/business units:

	Internal Branch/Business Unit 
	Comments

	Urban Design Unit.
	No objections were offered to the proposal subject to conditions regarding treatment of the balcony and inclusion of windows to the stairwell. 

	Strategic Transport and Urban Safety Branch
	No objections were offered to the proposal subject to increasing the number of bicycle parking spaces and providing a commercial car parking space for the existing restaurant within the car stacker. Concerns were raised regarding oversupply of car parking on site.

	ESD Unit
	No objections were offered to the proposal subject to modification, which are addressed in the conditions detailed in the recommendation. 

	Heritage Advisor
	No objections were offered to the proposal subject to the modifications in the external treatment to the fourth and fifth storey to present as much as possible as a single level.


3.
Policy Implications

State Planning Policy Framework (SPPF)

The following State Planning Policies are of most relevance to this application: 

Clause 9: Plan Melbourne


Clause 11.01- Activity Centres


Clause 11.02 Urban Growth 


Clause 11.03 Open Space


Clause 11.04 Metropolitan Melbourne


Clause 13.04 Noise and Air


Clause 15.01 Urban Environment


Clause 15.02 Sustainable Development


Clause 15.03 Heritage


Clause 16.01 Residential development


Clause 16.02 Housing Form


Clause 17.01 Commercial


Clause 17.02 Industry

Local Planning Policy Framework (LPPF)

The following Key Strategic Statements of the Municipal Strategic Statement (MSS) and the following Local Planning Policies are of most relevance to this application:
Municipal Strategic Statement:


Clause 21.01 Municipal Profile


Clause 21.02 Vision


Clause 21.03-1 Activity Centres


Clause 21.03-2 Land for Industry and Economic Regeneration


Clause 21.03-3 Housing


Clause 21.03-4 Urban Design, Built Form and Landscape Design


Clause 21.03-5 Environmentally Sustainable Design (Water, Waste and Energy)


Clause 21.03-6 Open Space Network

Local Planning Policies:


Clause 22.01 Neighbourhood Character


Clause 22.03 Car and Bike Parking and Vehicle Access


Clause 22.06 Heritage


Clause 22.07 Development of Four or More Storeys

Council through its MSS, seeks increased residential densities in the Brunswick Activity Centre to take advantage of the excellent access to public transport and other services within this location. The proposal meets the objectives and strategies of the LPPF by incorporating a range of uses including increased housing and active spaces at ground level to create and reinforce an active and pedestrian friendly street environment. The proximity of the site to a variety of public transport options and the provision of bicycle facilities on the site encourages less reliance on cars as a means of travel.

Council’s Neighbourhood Character Policy supports substantial change and creation of a new character of increased scale associated with increased density in this designated Principle Activity Centre. The proposal enjoys strong strategic support at both State and Local level.

Planning Scheme Amendments

Amendment C142 seeks to introduce the Moreland Apartment Design Code (MADC) as a local policy to the Moreland Planning Scheme.

An independent panel report, publicly released in June 2015, was supportive of the amendment. Council at its August 2015 meeting resolved to adopt the amendment and submit it to the Minister for Planning for inclusion into the Planning Scheme.

In June 2016, the Minister for Planning decided to:

make no decision on Amendment C142

further noting that he would:

reassess this decision once the outcomes of the (State led) Better Apartments project are known.

Importantly, the Minister noted that: 

in making this decision, I acknowledge that, pursuant to section 60(1)(h) of the Act, a responsible authority must consider, before deciding on an application, ‘any amendment to the planning scheme which has been adopted by a planning authority but not, as at the date on which the application is considered, approved by the Minister or a planning authority’. 

This means that Council must continue to consider and give weight to MADC being a Council adopted amendment by a planning authority. 

Amendment VC136 –Better Apartment Design Guidelines 

Amendment VC136 was gazetted by the State on 13 April 2017. The Amendment brings into play a series of objectives and standards that should be met with all new apartment buildings. Whilst transitional provisions are in play as the application was lodged before the provisions were introduced, the design response substantially complies with the new objectives and standards detailed at Clause 58 of the Moreland Planning Scheme. 

Amendment C158 -The Moreland Industrial Land Strategy 2015-2030 (MILS) 

The industrial land east of the site is subject to consideration under Council’s recently adopted industrial land strategy. The Moreland Industrial Land Strategy 2015-2030 (MILS) (Amendment C158), was adopted by Council at its 13 July 2016 Council Meeting (DED51/16) and submitted to the Minister for Planning. The Amendment was approved by the Minister for Planning on the 6 April 2017.

Human rights consideration

This application has been assessed in accordance with the requirements of the Planning and Environment Act 1987 (including the Moreland Planning Scheme) reviewed by the State Government and which complies with the Victorian Charter of Human Rights and Responsibilities Act 2006.
4.
Issues

In considering this application, regard has been given to the State and Local Planning Policy frameworks, the provisions of the Moreland Planning Scheme, objections received and the merits of the application. 

Does the proposal address heritage issues?

88 and 90 Lygon Street are affected by a Heritage Overlay (Schedule 439 – Lygon Street Precinct E). This schedule affects Lygon Street between Edward Street to the north and 36 Lygon Street the south. 

The precinct is of local historical significance as a generally intact example of a late nineteenth and early twentieth century shopping strip. Architectural styles represented include Victorian, Edwardian and interwar Modern style commercial premises. 
Demolition

The proposed partial demolition of the rear of the building at 88 and 90 Lygon Street including outbuildings is considered acceptable on the basis that the front facade and majority of the visible part of the hipped roof form of the original building to a minimum depth of 10 metres will be retained.

Additions

The new five storey building to the rear is an addition to the existing heritage building. It adopts a contemporary design and is considered to make a positive contribution to the heritage place. The new addition is distinguished from the existing, whilst respecting the heritage scale and mass of the existing building. The additions do not replicate the historic style or obscure and diminish views of the heritage form.

One of the key constraints was achieving an appropriate link between the existing and new built form along Weston Street. Council’s Heritage Advisor recommended that a physical separation be provided through the provision of a recess to ensure that the proposed addition will be distinct from, and read as a secondary element to the retained portions of the original buildings. This break has been provided at the service entrance along the ground floor and continues through the upper three storeys. 

Building Height -DDO19

The site is located within DDO19, which seeks to limit the building height at 14 metres, with a maximum street wall height of 8 metres and a 7 metre setback to the upper levels from Lygon and Weston Street.

The proposed building will have an overall height of 16.4 metres (5 storeys), a street wall of 11 metres (3 storeys) and a setback of 3 metres from Weston Street. Variation to the building height, street wall and upper level setback is considered appropriate for the following reasons:


A street wall of 3 storeys (11 metres) is considered acceptable in this instance as the higher wall corresponds well with the existing heritage building and other higher building forms in the immediate context of this particular site. 


A 3 metre setback for the fourth and fifth level, in lieu of 7 metres preferred in the DDO19 is considered acceptable for the following reasons:


A 3 metre setback allows the 3 storey street wall to remain a visually dominant element in accordance with the design objectives of the DDO19.


The external design and presentation of the street wall is more pronounced through the introduction of a ‘frame’ feature. This design detail also assists to visually separate the street wall from the upper levels. 


Council’s Urban Design Unit have recommended that the perforated screens used on lower level north facing balconies be carried through to the 5th storey in lieu of rendered panels to ‘lighten’ the appearance of the balcony. This change has been incorporated in the amended north elevation plan submitted to Council on 19 April 2017 (Attachment 3 and 4). Council’s Urban Design Unit have reviewed the plans and are satisfied with the material change.


The combination of the setback and exterior appearance provides for an acceptable outcome.


The overall height of the building is 2.4 metres above the preferred height outlined in the DDO19. This variation is acceptable for the following reasons:


The 5 storey building reflects the policy objective to create a new mid-rise built form character in the area.


The existing heritage building fronting Lygon Street remains the visually dominant element. The new building is setback 10 metres to the rear of the two storey heritage building and is largely concealed. The setback from Lygon Street exceeds the minimum setback outlined in the DDO19 by 3 metres.


The contemporary building design and use of high-quality materials will ensure the new development makes a positive contribution to the streetscape character of Weston Street.


Council’s Heritage Advisor has recommended that the fourth and fifth storey be slightly redesigned to change the external treatment of these levels to present as much as possible as a single floor level. This change has been incorporated in the amended west elevation plan submitted to Council on the 19 April 2017 (Attachment 3 and 4). The windows on these levels have been aligned and a vertical metal edge detail incorporated to present the top two levels as a single framed element.

It is noted that the street wall height, setbacks and the overall building height is supported by Council’s Urban Design Unit and Heritage Advisor.
Does the proposal comply with the draft Moreland Apartment Design Code (MADC)?

The proposal generally complies with the policy objectives of MADC and provides for good internal amenity, including apartment sizes, daylight access, natural ventilation, dwelling diversity and provision of communal facilities. Variations are sought to building separation standards. 

Building Separation to adjacent property

MADC provides guidance in relation to building separation. One of the objectives of building separation is to ensure adequate daylight is provided to proposed habitable rooms and ensure equitable development of adjoining properties.

MADC requires a 3 metre setback for buildings up to four storey’s with a bedroom outlook to a boundary. The proposal has two bedroom windows one each on the first and second storey facing the southern boundary where a setback of only 1.45 metre is provided. 

The variation to the standard in this instance is acceptable for the following reasons:


Only 2 windows are orientated to face the southern boundary. 


These are secondary bedrooms in the proposed two bedroom dwellings, with living areas and master bedrooms facing north to Weston Street, which will provide for a quality outlook for residents.


No overlooking from these windows will occur as they are shown as highlight windows and are located adjacent to a commercial tenancy.


The setback of 1.45m for a width of 9.66m will ensure equitable development of adjoining property to the south is provided.

Building separation from the lane

The MADC building separation standard also states that development of three to eight storeys should be setback up to 3 metres from the centre line of the lane.

The proposal is built to the rear boundary to the full height of 5 storeys. Two dwellings have a bedroom window located on the boundary of the lane which do not comply with the required setback. 

Compliance with this standard is not considered necessary as the land to the east of the site is located within the Industrial 3 Zone. Therefore, the additional setbacks from the lane are not needed in relation to providing daylight to habitable rooms, reducing overlooking and providing for equitable development opportunities, as land in the industrial zone cannot be developed for residential purposes.

It is however noted that the land to the east forms part of the MILS amendment which was approved on 6 April 2017. Under this review the land to the east is proposed to transition to employment. Pursuant to Clause 21.03-2 (Objective 5) Employment Areas will support the transition from traditional industrial uses to a broader range of employment uses and prioritise employment uses over residential uses. 

Furthermore any rezoning proposal for this land may not occur for many years, if at all and it would be inappropriate to require these modifications to the current proposal based on uncertain potential future residential rezoning and redevelopment of this neighbouring land.

Dwelling size and layout

It is considered that the proposed development provides for dwellings which are suitably sized and arranged in a manner that will enable flexibility of use and functionality. Each dwelling exceeds the floor plate size recommended in MADC by between 1.5 to 32.5 square metres. 

Acoustic performance 

A number of habitable room windows are orientated towards Lygon Street, an arterial road and tram route corridor which generates a significant level of noise, even through the night. 

Immediately adjoining the site to the south at 86 Lygon Street is a commercial tenancy which has a permit for a wine bar, also known as Eydie’s Bar. The business operator has lodged an objection with concerns relating to the impact and tension that might arise between the uses. As the proposed building will have 4 bedroom windows facing the subject site. The planning permit (MPS/2010/73) for the site at 86 Lygon Street allows the business to operate from 4 pm to 1 am Monday to Sunday, with a condition that no live amplified music is permitted at the site and that no music other than of a type and volume appropriate to background music may be emitted from external speakers in the courtyard.

Internally some bedrooms are located adjacent to the lift shaft and this may result in noise within these rooms.

A condition is included in the recommendation requesting an acoustic report be submitted outlining noise attenuation measures for the site.

Pedestrian entry and circulation

Concerns have been raised regarding the location of site services (booster and gas metre cupboards) adjacent to the pedestrian entry on Weston Street. It is acknowledged that these are necessary and their location is to some degree dictated by other service authorities. Furthermore the primary frontage to Lygon Street is almost entirely glazed, is of heritage significance and provides for an active frontage to the streetscape. 

The applicant has attempted to respond to criticism regarding the design and location of the services within the revised concept plans submitted to Council on 19 April 2017 through the following amendments:


Increase the width of the ground floor glazing from 2.65 metres to 3.2 metres; and


Extend the entry future white canopy to include the booster cupboard which will be treated with white metal perforated panels. 

These changes seek to increase the amount of glazing and prominence of the entry to Weston Street along the ground floor north façade. The white feature canopy sits against a dark grey render wall in order to accentuate its prominence in the streetscape. This detail is best demonstrated on the 3D perspective plan in Attachment 5 of the report. The revised plans are considered to provide for an acceptable response. 

Council’s Urban Design Unit has suggested that windows be incorporated into the stairwell to provide for natural light as required by MADC. A condition is included in the recommendation to ensure that a window is provided on each level of the stairwell. 

Storage 

A total of 7 storage cages are provided within the basement of the building of varying areas, most less than that required by MADC. The variation of between 0.4 and 2 cubic metres is considered appropriate as the dwellings are spacious and provide good areas of storage within dwellings which are above the recommended minimal apartment size as outlined in MADC. Separate bike parking is provided. 
Waste management

The residential and commercial waste area is shown on the ground floor plan. A Waste Management Plan prepared by Leigh Design dated 24 November 2016, provides for private waste collection for the restaurant and caretaker’s dwelling and Council collection for the dwellings. The report and plans have been reviewed by Strategic Transport and Urban Safety Branch who accept this arrangement. 

Has adequate car and bicycle parking been provided? 

The proposal comprises of a single 1 bedroom dwelling, x3, 2 bedroom dwellings and x3, 3 bedroom dwellings (total of 7 dwellings). Pursuant to Clause 52.06, 10 spaces are required for the dwellings, no visitor space is required as the site is located within the Parking Overlay. 

The existing restaurant and caretaker’s dwelling benefits from parking credits, as these existing uses do not have car parking on the site at present. The development provides a total of 14 on-site spaces satisfying the Moreland Planning Scheme with respect to the provision of car parking. 
Council’s Development Advice Engineer has recommended that 1 car space be specifically allocated to the business, with the balance split between the dwellings.

The specific request to designate a space to the commercial tenancy would trigger the Building Code of Australia requirement for provision of an accessible (disabled) space. This would further reduce the potential parking provision on the site. Lack of allocation of car parking through permit conditions does not mean that one cannot be provided to the commercial premises. It is instead considered to be reasonable to leave parking allocation to the demands of the future occupants and managed by the Owner’s Corporation.

In this instance, given the size of the restaurant, it is likely that most deliveries would occur during the day from courier vans rather than trucks. The loading requirements could be met from car parking bays in the street, without the need for a formal loading area noting short-term parking is available to the Lygon Street frontage and permit designated parking for the local business are available to the Weston Street frontage. This is a common arrangement in Lygon Street and other commercial shopping strips. 

The dwellings will not be eligible for parking permits and this is included as a note on the planning permit in the recommendation. 

What impact does the proposal have on cycling, bike paths and pedestrian safety, amenity and access in the surrounding area?

The proposal provides an acceptable response to Council’s Local Planning Policy Clause 22.03 (Car and Bike Parking and Vehicle Access) as it:

Utilises the rear laneway for vehicle access to allow street frontages to prioritise pedestrian movement and safety and to create active frontages.


Limits the removal of on-street public parking spaces, removal of street trees, and encroachment into landscaped front setbacks.


Provides 10 bicycle spaces.

Does the proposal incorporate adequate Environmental Sustainable Design (ESD) features?

ESD features of the development include:


A 4 kW Solar Photovoltaic System 


6.4 star average energy rating


Rainwater harvesting for toilet flushing and irrigation.

The application was forwarded to Council’s ESD Unit who advised that:

the quality of the ESD submission for the development is high, with appropriate targets satisfying Clause 22.08 Best practice and good supporting documentation provided. 

Is the proposal accessible to people with limited mobility? 

Objective 9 of Clause 23.03-3 (Housing) is to increase the supply of housing that is visitable and adaptable to meet the needs of different sectors of the community. The application was not accompanied with an accessibility report and the plans do not show any of the dwellings to be adaptable. A condition is included in the recommendation, to ensure the proposed development is consistent with Liveable Housing Design Guidelines. 

5.
Response to Objector Concerns

The following issues raised by objectors are addressed in section 4 of this report:


Impact on adjacent commercial premises


Building design 

Other issues raised by objectors are addressed below.

Oversupply of apartments

The Victorian planning system does not enable Council to determine a planning permit application based on an assessment of demand. Whether or not a demand exists is not a relevant consideration on which Council can base a decision to either approve or refuse an application. 
Loss of views

While the Victorian Civil and Administrative Tribunal has recognised that views can be a relevant amenity consideration, it has also held that there is no right to a view and that the weight to be given to the amenity impact of loss of views is diminished where no planning control applies encouraging retention or sharing of views. There is no specific policy or provision regarding views within the Moreland Planning Scheme. In this context, it is not considered that the extent of loss of view in this case does not warrant a variation to, or refusal of the proposal.

Property values

The Victorian Civil and Administrative Tribunal and its predecessors have generally found claims that a proposal will reduce property values are difficult, if not impossible, to gauge and of no assistance to the determination of a planning permit application. It is considered the impacts of a proposal are best assessed through an assessment of the amenity implications rather than any impact upon property values. This report provides a detailed assessment of the amenity impact of this proposal.

6.
Officer Declaration of Conflict of Interest

Council Officers involved in the preparation of this report do not have a conflict of interest in this matter.

7.
Financial and Resources Implications

Nil.

8.
Conclusion

It is considered that the proposed development presents an appropriate design response to the site constraints and relevant planning policy. The proposed variations to the setback and heights of the Design and Development Overlay 19 are acceptable and the proposed design is respectful of the heritage character.

On the balance of policies and controls within the Moreland Planning Scheme and objections received, it is considered that a Notice of Decision to Grant a Planning Permit No MPS/2016/343 should be issued for the partial demolition, including alterations and additions to the existing building and construction of a 5 storey building, comprising 7 dwellings to the rear, subject to the conditions included in the recommendation of this report.
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	1 
	Location Plan - 88-90 Lygon Street, Brunswick East (MPS/2016/343)
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	D17/158581
	

	3 
	Condition 1(a) Plans - 88-90 Lygon Street, Brunswick East (MPS/2016/343)
	D17/158583
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DED40/17
55 - 63 Nicholson Street, Brunswick East - Planning Permit Application MPS/2016/398 (D17/138326)

Director Planning and Economic Development
City Development        
Executive Summary

This report considers an application currently before the Victorian Civil and Administrative Tribunal (VCAT) for the construction of a 7 storey building with an 8th storey roof deck and communal laundry, containing four shops/home offices, 1 food and drink premises, 72 dwellings and basement car parking.  

This report details the assessment of the ‘without prejudice’ draft amended plans with revision date 6 April 2017 that make changes to a proposal that was originally refused by the Urban Planning Committee on 21 December 2016. 

The original application sought approval for the construction of a 7 storey building with an 8th storey roof deck comprising 2 shops, 1 food and drink premises, 77 dwellings and basement car parking. The application was advertised and 3 objections were received, with 1 objection subsequently withdrawn. No objectors are party to the VCAT proceedings. The Urban Planning Committee determined to refuse the application on the basis of height and non-compliance with building separation and dwelling size standards contained within the Moreland Apartment Design Code. 
The ‘without prejudice’ draft amended plans address one of the grounds of refusal, being the non-compliance with building separation. The plans also make a number of design and layout changes, in order to split the building into two distinct halves. 

Subject to the conditions contained within the recommendation, which include deletion of one level, the Group Manager City Development is recommending that Council’s submission to VCAT be amended to offer support for the plans dated 6 April 2017. 

	Recommendation

The Urban Planning Committee resolve:

That Council’s submission to the Victorian Civil and Administrative Tribunal be that Planning Permit MPS/2016/398 be issued for the construction of a multi-storey mixed use building comprising retail premises, dwellings and basement car parking, use of the land for dwellings, removal of easements (drainage, light and air and overhanging eaves from TP410611V and TP553335T and the encumbrance on TP941411R for that part of Lot 1 that abuts Nicholson Street and is 1.22 metres wide and 36.58 metres long), a reduction of the standard car parking requirement, waiver of the loading bay requirement and alteration to a road in a Road Zone Category 1 at 55‑63 Nicholson Street, Brunswick East, subject to the following conditions:

Amended Plans

1.
Before the use and development commences, amended plans to the satisfaction of the Responsible Authority must be submitted to and approved by the Responsible Authority. When approved, the plans will be endorsed and will then form part of the permit. The plans must be drawn to scale with dimensions and three copies must be provided. The plans must be generally in accordance with the plans dated 6 April 2017 but modified to show:

a)
Deletion of Level 6.

b)
A street wall height of 16.9 metres for the full length of Nicholson Street. 

c)
The balconies of Apartments B401 and B501 to be unenclosed around the edges. 

d)
The design and materials of Apartments B401 and B501 modified to match and blend in with the materials and design of Apartments B402 and B502. 

e)
Modifications to the façade such that all balconies are open for at least one third of their perimeter. 

f)
The layout of apartment B403 modified such that the main living room outlook faces north and the bedrooms face west. 

g)
Floor to ceiling heights dimensioned as being at least 2.7 metres within all living rooms (excluding kitchens) and bedrooms. 

h)
Provision of a door in the stairwell of each SOHO, to enable the ground floor tenancy to be isolated from the corresponding first floor apartment. 

i)
Modification to the basement car park so that car spaces 2 and 40 (the two spaces at the northern end of western aisle) can be egressed in no more than three movements. 

j)
A detailed elevation, at a scale of at least 1:50, clearly showing the design of the substation and demonstrating that the selected materials conceal the substation from view and integrate with the building design. 

k)
Baffled lighting integrated into the west elevation, designed to illuminate the laneway without creating excessive light spill onto adjoining properties or into the dwellings. 

l)
The boundary between the passing bay on the subject site and the right of way clearly delineated (e.g. by different pavement colour, spoon drain, or material change at the property boundary) to clearly identify maintenance responsibilities between the public and private pavements.

m)
Any modifications arising from the amended Sustainability Management Plan required by condition 11 of this permit, which includes but may not be limited to:

i.
Provision of a 5kw Solar PV system in lieu of solar hot water. 

ii.
An annotation stating that the 20,000 litre rainwater harvesting tank capacity will not be used for any on-site detention requirements (i.e. detention requirements will be in addition to the harvested 20,000 litres).

iii.
The annotation regarding how the water within the rainwater harvesting tank is to be used modified to be consistent with the SMP.  

iv.
External shading for exposed habitable room windows (external shading should be provided for east and west facing windows and either adjustable or fixed shading for north facing windows).

v.
The first and second floor north-facing corridor windows shown as openable rather than fixed. 

vi.
Provision of ceiling fans to the dwellings. 

vii.
An annotation stating that fly screens will be provided to habitable room windows (to facilitate natural ventilation during night time). 

n)
Any changes recommended by the amended Access Report required by Condition 15 of this permit. 

o)
Modifications to the plans to align with the recommendations contained within the amended Acoustic Report required by Condition 17 of this permit. 

Secondary Consent

2.
The use and development as shown on the endorsed plans must not be altered or modified unless with the further written approval of the Responsible Authority.

Road Discontinuance

3.
Prior to the commencement of the development, the land known as that part of Lot 1 that abuts Nicholson Street and is 1.22 metres wide and 36.58 metres long on TP941411R must have the Road status lawfully removed. Evidence of this must be submitted to and approved by the Responsible Authority prior to the commencement of any works associated with this development. 
Easement Removal

4.
Prior to the commencement of the development, the easements on TP410611V and TP553335T and the encumbrance on TP941411R for that part of Lot 1 that abuts Nicholson Street and is 1.22 metres wide and 36.58 metres long are to be removed. Copies of the Certificates of Title that demonstrates the removal of the easements and encumbrance must be submitted to the Responsible Authority prior to the commencement of any works associated with this development.
Development Contribution

5.
Prior to the issue of a Building Permit in relation to the development approved by this permit, a Development Infrastructure Levy and Community Infrastructure Levy must be paid to Moreland City Council in accordance with the approved Development Contributions Plan.  The Development Infrastructure Levy amount for the development is $431.01 per 100 square metres of leasable floor space and the Development and Community Infrastructure Levy amount for the development is $347.26 per dwelling. In accordance with the approved Development Contributions Plan, these amounts will be indexed annually on 1 July.
6.
If an application for subdivision of the land in accordance with the development approved by this permit is submitted to Council, payment of the Development Infrastructure Levy can be delayed to a date being whichever is the sooner of the following:


For a maximum of 12 months from the date of issue of the Building Permit for the development hereby approved; or


Prior to the issue of a Statement of Compliance for the subdivision.

When a staged subdivision is sought, the Development Infrastructure Levy must be paid prior to the issue of a Statement of Compliance for each stage of subdivision in accordance with a Schedule of Development Contributions approved as part of the subdivision.
Environmental Assessment and Auditing Requirements

7.
Prior to the commencement of construction or carrying out works pursuant to this permit either: 

a)
A Certificate of Environmental Audit for the land must be issued in accordance with Section 53Y of the Environment Protection Act 1970 and provided to the Responsible Authority; or

b)
An Environmental Auditor appointed under Section 53S of the Environment Protection Act 1970 must make a Statement in accordance with Section 53Z of that Act that the environmental conditions of the land are suitable for the use and development that are the subject of this permit and that statement must be provided to the Responsible Authority.

Where a Statement of Environmental Audit is issued for the land, the buildings and works and the use(s) of the land that are the subject of this permit must comply with all directions and conditions contained within the Statement.

Where a Statement of Environmental Audit is issued for the land, prior to the commencement of the use, and prior to the issue of a Statement of Compliance under the Subdivision Act 1988, and prior to the issue of an Occupancy Permit under the Building Act 1993, a letter prepared by an Environmental Auditor appointed under Section 53S of the Environment Protection Act 1970 must be submitted to the Responsible Authority to verify that the directions and conditions contained within the Statement have been satisfied.  

Where a Statement of Environmental Audit is issued for the land, and any condition of that Statement requires any maintenance or monitoring of an ongoing nature, the Owner(s) must enter into an Agreement with Council pursuant to Section 173 of the Planning and Environment Act 1987.  Where a Section 173 Agreement is required, the Agreement must be executed prior to the commencement of the permitted use, and prior to the certification of the plan of subdivision under the Subdivision Act 1988. All expenses involved in the drafting, negotiating, lodging, registering and execution of the Agreement, including those incurred by the Responsible Authority, must be met by the Owner(s).

Prior to any remediation works being undertaken in association with an Environmental Audit, a Remediation Works Plan, prepared in consultation with the appointed Environmental Auditor, must be submitted to and approved by the Responsible Authority. The plan must detail only those remediation works, excavation works as well as any proposed structures such as retaining walls, necessary to facilitate the completion of the environment audit. Only the works detailed in the Remediation Works Plan, approved by the Responsible Authority, are permitted to be carried out prior to the issue of a Certificate or Statement of Environmental Audit.

Landscaping

8.
Prior to the endorsement of plans, the Landscape Plan prepared by John Patrick dated June 2016 must be modified to:
a)
Reflect the layout on the plans prepared by Clarke Hopkins Clarke dated 6 April 2017.
b)
Show the location of food production areas, in accordance with the Sustainable Management Plan prepared by Nick Bishop ESD dated 6 April 2017.
c)
Include the provision of three street trees in Nicholson Street, subject to site constraints and the approval of Council and other authorities. 
Once submitted to and approved by the Responsible Authority, the landscape plan will be endorsed to form part of this permit. 

9.
Prior to the issuing of a Statement of Compliance or occupation of the development, whichever occurs first, all landscaping works, including installation of automatic irrigation, must be completed in accordance with the approved and endorsed Landscape Plan to the satisfaction of the Responsible Authority. The areas designated as landscaped areas on the endorsed Landscape Plan must thereafter be maintained and used for that purpose.
10.
Prior to the occupation of the development, the street trees as shown on the landscape plan must be planted, subject to any site constraints as determined by Council. All street tree works must be undertaken by Council at the cost of the permit holder. 

Environmental Sustainable Development

11.
Prior to the endorsement of plans, an amended Sustainability Management Plan (SMP) must be amended by a suitably qualified ESD Consultant or equivalent to the satisfaction by the Responsible Authority. The amended SMP must be generally in accordance with the SMP prepared by ‘Nick Bishop ESD’ dated 6 April 2017 (version 4), and include the following changes: 

a)
Justification of the stormwater management response, including:

i.
Water calculations which justify why the use of the STORM tool (and its assumptions that rainwater harvesting tanks will be used for toilet flushing) is acceptable for the proposed use of the water in the building.

ii.
If the justification at condition 11 a(i) is not accepted by the Responsible Authority, an electronic MUSIC model to the satisfaction of the Responsible Authority must be submitted. 

iii.
Justification for the use of the water and water calculations which demonstrates the anticipated use of this water. 

b)
The reference to gas services on page 4 deleted (to be consistent with the remainder of the report which states that no gas will be installed). 

c)
Amended preliminary modelling that demonstrates external shading devices have reduced all cooling loads to a maximum of 30MJ/sqm.

d)
Any necessary amendments to make reference to a 5kw solar PV system, in lieu of solar hot water, in accordance with Condition 1m)i. 

When submitted and approved to the satisfaction of the Responsible Authority, the SMP and associated notated plans will be endorsed to form part of this permit.

Where alternative ESD initiatives are proposed to those specified in this condition, the Responsible Authority may vary the requirements of this condition at its discretion, subject to the development achieving equivalent (or greater) ESD outcomes in association with the development.

12.
All works must be undertaken in accordance with the endorsed Sustainability Management Plan (SMP) to the satisfaction of the Responsible Authority.  No alterations to the SMP may occur without the prior written consent of the Responsible Authority.

13.
Prior to the occupation of any dwelling approved under this permit, a report from the author of the Sustainability Management Plan, approved pursuant to this permit, or similarly qualified person or company, must be submitted to the Responsible Authority. The report must be to the satisfaction of the Responsible Authority and must confirm that all measures specified in the Sustainability Management Plan have been implemented in accordance with the approved Plan. The report must include the final NatHERS certificates for the dwellings issued for building permit.
Waste Management

14.
Prior to the endorsement of plans, the Waste Management Plan prepared by Ratio dated 5 August 2016 must be modified to reflect the amended proposal as shown on the plans prepared by Clarke Hopkins Clarke dated 6 April 2017.
Once submitted to and approved by the Responsible Authority, the Waste Management Plan will be endorsed to form part of this permit. The recommendations of the endorsed plan must be implemented and complied with at all times to the satisfaction of the Responsible Authority. No alterations to the Waste Management Plan may occur without the written consent of the Responsible Authority.
Accessibility

15.
The Access Plan prepared by Architecture and Access dated 11 April 2017 must be amended by a suitably qualified access auditor to the satisfaction of the Responsible Authority to include the following:

a)
Provision of at least 20% of dwellings that can be lived in by a person with limited mobility or modified to be lived in by a person with limited mobility. 

b)
Demonstration of how the nominated adaptable dwellings have been designed to be lived in by people with limited mobility (or easily adapted to be lived in). This must include details of the pre-adaptation and post-adaptation layouts and what modifications are required in order to achieve accessibility. 

When submitted and approved to the satisfaction of the Responsible Authority, the Access Plan and associated notated plans will be endorsed to form part of this permit.

The recommendations of the plan must be implemented to the satisfaction of the Responsible Authority prior to the occupation of the development. No alterations to the plan may occur without the written consent of the Responsible Authority.

16.
Prior to the occupation of any dwelling approved under this permit, a report from the author of the Access Plan, approved pursuant to this permit, or similarly qualified person or company, must be submitted to the Responsible Authority. The report must be to the satisfaction of the Responsible Authority and must confirm that all measures specified in the Access Plan have been implemented in accordance with the approved Plan. 

Acoustic Attenuation

17.
The Acoustic Assessment prepared by Renzo Tonin and Associates dated 21 June 2016 must be modified to reflect the amended proposal as shown on the plans prepared by Clarke Hopkins Clarke dated 6 April 2017. 
Once submitted to and approved by the Responsible Authority, the Acoustic Assessment will be endorsed to form part of this permit. Construction and maintenance of the buildings must be in accordance with the recommendations contained in this report to the satisfaction of the Responsible Authority.
18.
Prior to the occupation of any dwelling approved under this permit, a report from the author of the Acoustic Assessment, approved pursuant to this permit, or similarly qualified person or company, must be submitted to the Responsible Authority. The report must be to the satisfaction of the Responsible Authority and must confirm that all measures specified in the Acoustic Assessment have been implemented in accordance with the approved Report.

Green Travel Plan

19.
The Green Travel Plan prepared by Ratio and dated 5 August 2016 will be endorsed to form part of the permit. At the commencement of occupation of the development, the Green Travel Plan approved as part of this permit must be implemented. Ongoing implementation, management and monitoring of the Plan must be undertaken to the satisfaction of the Responsible Authority to ensure ongoing commitments to alternative modes of transport are met.
VicRoads Condition

20.
All disused or redundant vehicle crossings must be removed and the area reinstated to kerb and channel to the satisfaction of and at no cost to the Roads Corporation prior to the completion of works hereby approved.

Public Transport Victoria Condition

21.
The permit holder must take all reasonable steps to ensure that disruption to tram operation along Nicholson Street is kept to a minimum during the construction of the development. Foreseen disruptions to tram operations during construction and mitigation measures must be communicated to Yarra Trams and Public Transport Victoria fourteen days (14) prior. The permit holder must ensure that all track, tram and overhead infrastructure is not damaged. Any damage to public transport infrastructure must be rectified to the satisfaction of Public Transport Victoria at the full cost of the permit holder.

General
22.
The food and drink premises is to be allocated the accessible car parking space and the shop/SOHO’s are to each be allocated one of the four staff car parking spaces notated on the endorsed plans to the satisfaction of the Responsible Authority.

23.
Prior to the occupation of the development, all parking spaces are to be marked with the associated apartment or commercial tenancy number to facilitate management of the car park to the satisfaction of the Responsible Authority.

24.
Prior to the occupation of the development, any existing vehicle crossing not to be used in this use or development must be removed and the kerb and channel, footpath and nature strip reinstated to the satisfaction of the Responsible Authority (Moreland City Council, City Infrastructure Department).

25.
All stormwater from the land, where it is not collected in rainwater tanks for re-use, must be collected by an underground pipe drain approved by and to the satisfaction of the Responsible Authority (Moreland City Council, City Infrastructure Department).

26.
Stormwater from the land must not be directed to the surface of the right-of-way to the satisfaction of the Responsible Authority.

27.
The surface of all balconies and terraces are to be designed to collect the stormwater run-off into stormwater drainage pipes that connect into the underground drainage system to the satisfaction of the Responsible Authority. 

28.
The basement access ramp must be designed to ensure that stormwater flowing along the adjacent right-of-way does not flow into the basement to the satisfaction of the Responsible Authority.

29.
Prior to the occupation of the development, all boundary walls must be constructed, cleaned and finished to the satisfaction of the Responsible Authority.

30.
Prior to the occupation of the development all telecommunications and power connections (where by means of a cable) and associated infrastructure to the land (including all existing and new buildings) must be underground to the satisfaction of the Responsible Authority.

31.
Unless with the prior written consent of the Responsible Authority, any plumbing pipe, ducting and plant equipment must be concealed from external views. This does not include external guttering or associated rainwater down pipes.

Expiry

32.
This permit will expire if one of the following circumstances applies:

a)
The development is not commenced within 2 years from the date of issue of this permit.

b)
The development is not completed within 4 years from the date of issue of this permit.

c)
The Plan of Removal of Easement is not started within 2 years of the date of issue of this permit as evidenced by the Plan of Removal of Easement being certified by the Council within that time.

d)
The Certified Plan of Removal of Easement is not registered within 5 years from the date of the Certification of the Plan.

The Responsible Authority may extend the period referred to if a request is made in writing before the permit expires or:


Within six months after the permit expires to extend the commencement date.


Within 12 months after the permit expires to extend the completion date of the development if the development has lawfully commenced.

Notes: 
These notes are for information only and do not constitute part of the conditions of this permit. 

Note 1:
Unless no permit is required under the Moreland Planning Scheme, no sign must be constructed or displayed on the land without a further planning permit.

Note 2:
Further approvals are required from Council’s City Infrastructure Department who can be contacted on 9240 1143 for any works beyond the boundaries of the property. Planting and other vegetative works proposed on road reserves can be discussed with Council’s Open Space Unit on 8311 4300.

Note 3:
Should Council impose car parking restrictions in this street, the owners and/or occupiers of the land would not be eligible for any Council parking permits to allow for on street parking. 

VicRoads Note:

Note 4:
The proposed development requires reinstatement of disused crossovers to kerb and channel. Separate approval under the Road Management Act 2004 for this activity may be required from VicRoads (the Roads Corporation). Please contact VicRoads prior to commencing any works. Once Council makes its decision, please forward a copy of the decision to VicRoads as required under Section 66 of the Planning and Environment Act 1987.

Notes about Environmental Audits:

Note 5:
A copy of the Certificate or Statement of Environmental Audit, including the complete Environmental Audit Report must be submitted to the Responsible Authority within 7 days of issue, in accordance with Section 53ZB of the Environment Protection Act 1970.
Note 6:
Where a Statement of Environmental Audit is issued for the land a copy of that Statement must be provided to any person who proposes to become an occupier of the land, pursuant to Section 53ZE of the Environment Protection Act 1970.

Note 7:
The land owner and all its successors in title or transferees must, upon release for private sale of any part of the land, include in the Vendor’s Statement pursuant to Section 32 of the Sale of Land Act 1962, a copy of the Certificate or Statement of Environmental Audit including a copy of any cover letter.

Note 8:
Where a Statement of Environmental Audit issued for the land contains conditions that the Responsible Authority considers to be unreasonable in the circumstances, the Responsible Authority may seek cancellation or amendment of the planning permit in accordance with Section 87 of the Planning and Environment Act 1987.



REPORT

1.
Background

Subject site 
The subject site is located on the north-west corner of Nicholson Street and Miller Street in Brunswick East. The land is currently occupied by a service station with associated motor vehicle repairs. Single storey buildings are located along the western boundary of the site, with the remainder of the land paved with concrete. 

The site is comprised of five separate parcels of land, forming a rectangular site with a combined area of 1671 square metres. There is a right of way that adjoins the western boundary of the site. 

Two of the lots both benefit from and are affected by a drainage, light, air and overhanging eaves easement.  One land parcel, a 1.22 metre wide strip of land running through the centre of the site, is identified on Title as being a road. 

There are no restrictive covenants indicated on any of the Certificates of Title.

Surrounds

This section of Nicholson Street is beginning to undergo a transition from predominantly single and double storey warehouses to an emergence of multi storey mixed use development. 

Immediately north of the subject site is a 2 storey warehouse with under-croft car parking at the Nicholson Street frontage. This land has a valid planning permit for the construction of a 6 storey building. The proposed interface with the subject site will include a large light well along the southern boundary, with both primary and secondary dwelling outlooks facing the subject site. 

Further north, there is an existing 5 storey building at 67 Nicholson Street and a 6 storey building under construction at 91 – 93 Nicholson Street. 

Immediately to the west of the site is a laneway. Beyond the laneway is a single storey brick building used as a dwelling that is built to the side and rear boundaries with a concreted front setback. Further north, at 10 Little Miller Street, is a single storey brick warehouse built to the rear boundary. 

Other nearby land uses include a park on the south-east corner of Nicholson and Miller Street, a drive through food premises on the north-east corner and residential uses to the south and west. 

A location plan, along with the location of original objectors to the application, forms Attachment 1.
Planning permit history
Planning application MPS/2016/398 was lodged 7 June 2016 for (among other things) the construction of a seven storey building. Public notification of this application occurred in September 2016 and attracted 3 objections, with one objection, from the property to the immediate west, being subsequently withdrawn. The main issues raised related to height, overshadowing and car parking.

The application was refused by the Urban Planning Committee on 21 December 2016 on grounds of height and non-compliance with building separation and dwelling size standards contained within the Moreland Apartment Design Code.

The applicant lodged an appeal against Council’s Notice of Refusal on 12 January 2017. None of the objectors have applied to VCAT to be a party to the appeal. 

Throughout this report, the original plans will be referred to as ‘the advertised proposal’. The advertised plans form Attachment 2. 

On 19 April 2017, the applicant submitted to Council ‘without prejudice’ draft amended plans. Throughout this report, these plans will be referred to as the ‘without prejudice plans’. 

The purpose of this report is to determine whether or not Council supports the proposed changes. If the changes are supported, a consent order may be reached. 

If consent cannot be reached, the matter will proceed to a full hearing on 13 June 2017.  

Without prejudice plans

The changes to the proposal as shown on the without prejudice plans can be summarised as follows:


A reduction in the number of dwellings from 77 to 72;


A reduction in car parking spaces from 89 to 86 and reconfiguration of car parking;


An increase in bicycle parking spaces from 77 to 111;


The central lift and stair core reconfigured to incorporate two separate building entries and lobbies on each level;


Increased setbacks from the west boundary at levels 2 and 3 and other minor alterations to the building envelope;


Reconfiguration of dwelling layouts;


Provision of four shop/home office tenancies in lieu of two shops fronting Nicholson Street; and


Façade changes, including changes to composition, design and materials. 

Following Council’s refusal of the application, discussions were held between Nightingale Housing and the developer. This has resulted in a revised proposal to use the Nightingale Model for the north-eastern half (42 dwellings) of the building. The ownership/partnership arrangements to ensure that the Nightingale Model is achieved through the development is not something that can be secured through the planning process. 

The without prejudice plans form Attachment 3.

Statutory Controls – why is a planning permit required?

	Control
	Permit Requirement

	Commercial 1 Zone
	A permit is required for the use of the land for dwellings pursuant to Clause 34.01-1 because the ground level frontage exceeds two metres.

Retail is a Section 1 uses in the zone, meaning that a permit is not required for the shops/home offices or the café.   

A permit is required to construct a building or construct or carry out works pursuant to Clause 34.01-4.

	Design and Development Overlay (Schedule 23)
	Clause 43.02-2 - A permit is required to construct a building.

	Particular Provisions 
	Clause 52.02: A permit is required to remove easements. 

Clause 52.06:  A permit is required to reduce the car parking requirement from 99 spaces to 89 spaces.  
Clause 52.07: A permit is required to waive the loading bay requirement.

Clause 52.29: A permit is required to alter access to a Road in a Road Zone Category 1.


The following Particular Provisions of the Moreland Planning Scheme are also relevant to the consideration of the proposal:


Clause 45.03 Environmental Audit Overlay


Clause 45.06: Development Contributions Plan Overlay


Clause 45.09: Parking Overlay


Clause 52.34: Bicycle Facilities


Clause 52.35: Urban context report and design response for residential development of four or more storeys 


Clause 52.36: Integrated public transport planning 

2.
Internal/External Consultation

Public notification

Should a consent order be reached between Council and the Applicant, VCAT would need to consider whether plans should be formally amended and whether further public notice should be directed. Council’s likely position on this question would be that the proposed changes would not result in any further material detriment to any persons, as compared to the advertised proposal, for the following reasons: 


The overall height of the development is not increasing;

The setbacks to the west, which is where the original objectors are located, are increasing. This would reduce overshadowing.

The changes to the Miller Street and Nicholson Street façades and street walls will not increase detriment to any persons as they interface with roads and 85 Nicholson Street, which is currently vacant land; 

The total number of dwellings is reducing;

While the car parking provision has been reduced, the total car parking reduction being sought is not changing.  
Internal/external referrals

The without prejudice plans have not been circulated to VicRoads or Public Transport Victoria. As the number of dwellings and car parking spaces are reducing and the vehicle access location is not altering, the changes would be of no consequence to these referral authorities. 

The without prejudice plans were referred to the following internal departments:

	Internal Branch/Business Unit 
	Comments

	City Strategy and Design Branch - Urban Design Unit
	The proposed overall height and the increase to the podium/street wall height on the corner of Nicholson Street and Miller Street are not supported. These issues have been conditioned as part of the recommendation.  

Concerns were also raised regarding the depth of south facing apartments, along with the overall building composition in Miller Street. 

Other aspects of the amended proposal were supported. 

	Strategic Transport and Urban Safety Branch
	No objections were offered to the without prejudice plans, subject to the same conditions recommended as part of the advertised proposal, which form part of the recommendation. 

	City Strategy and Design Branch - ESD Unit
	The without prejudice plans and ESD report are an improved response to the ESD policy at Clause 22.08 of the Moreland Planning Scheme compared to the advertised proposal.  

Some additional information is required to ensure best practice ESD objectives have been met, as detailed in the recommendation.


OVGA Review

The applicant, at the request of Nightingale Housing, sought a design review of the proposal by the Office of the Victorian Government Architect (OVGA). This was not a process in which Council officers gave any input, as officers were given only 2 days’ notice of the review and advised the OVGA that they were unable to attend at the time arranged. It is also understood that the OVGA process in this instance did not involve a full Design Review Panel Hearing. 

Perspective images of the design that was reviewed by the OVGA, along with their comments are included as Attachment 4. 

In summary, the OVGA provided the following advice: 


It is not the role of the OVGA to support development over and above that defined in a DDO established through local investigation. However, it was noted that there were precedents within the street at a six storey scale. 


Recommendations to improve street activation, materials, landscaping and internal amenity. 


Nightingale Housing should consider whether or not the proposal adequately achieves the principals of the Nightingale Model. 

In response, the architect has made design changes that respond to many, but not all, of the OVGA recommendations. Nightingale Housing also stated that they believe the criteria and ethos of the Nightingale Model is being met by the project. The revisions have not been further reviewed by the OVGA. 

3.
Policy Implications

State Planning Policy Framework (SPPF)

The following State Planning Policies are of most relevance to this application: 

Clause 9 Plan Melbourne


Clause 11.01 Activity Centres


Clause 11.02 Urban Growth


Clause 11.03 Open Space


Clause 11.04 Metropolitan Melbourne


Clause 13.03 Soil Degradation 

Clause 13.04 Noise and Air


Clause 15.01 Urban Environment


Clause 15.02 Sustainable Development


Clause 16.01 Residential development


Clause 16.02 Housing Form


Clause 17.01 Commercial


Clause 18.01 Integrated transport

Clause 18.02 Movement networks
Local Planning Policy Framework (LPPF)

The following Key Strategic Statements of the Municipal Strategic Statement (MSS) and the following Local Planning Policies are of most relevance to this application: 
Municipal Strategic Statement:


Clause 21.01 Municipal Profile


Clause 21.02 Vision


Clause 21.03-1 Activity Centres


Clause 21.03-2 Land for Industry and Economic Regeneration


Clause 21.03-3 Housing


Clause 21.03-4 Urban Design, Built Form and Landscape Design


Clause 21.03-5 Environmentally Sustainable Design (Water, Waste and Energy)

Local Planning Policies:


Clause 22.01 Neighbourhood Character


Clause 22.03 Car and Bike Parking and Vehicle Access


Clause 22.07 Development of Five or More Storeys


Clause 22.08 Environmentally Sustainable Development

Planning Scheme Amendments

Amendment C142 – Moreland Higher Density Design Code
Amendment C142 originally sought to introduce the Moreland Apartment Design Code (MADC) as a local policy to the Moreland Planning Scheme.
An independent panel report, publicly released in June 2015, was supportive of the amendment. At the August 2015 Council meeting, Council resolved to adopt the amendment and submit it to the Minister for Planning for inclusion into the Planning Scheme.

In June 2016, the Minister for Planning decided to make no decision on Amendment C142 further noting that he would reassess this decision once the outcomes of the (State led) Better Apartments project are known.

Importantly, the Minister noted that:

in making this decision, I acknowledge that, pursuant to section 60(1)(h) of the Act, a responsible authority must consider, before deciding on an application, ‘any amendment to the planning scheme which has been adopted by a planning authority but not, as at the date on which the application is considered, approved by the Minister or a planning authority. 

Council resolved on 8 February 2017 to seek a variation to Amendment C142 to only insert MADC's requirements on light wells and building separation standards into Clause 22.07 of the Moreland Planning Scheme.  The purpose of seeking these variations is to supplement standards that were deleted from the final version of the Better Apartments Design Standards (BADS), which were gazetted on 13 April 2017. 

Given that the Better Apartments Design Standards (now Clause 58 of the Moreland Planning Scheme) would not apply to the proposed development due to transitional provisions, the full suite of standards from MADC have been used to assess the without prejudice plans. 
Human Rights Consideration

This application has been assessed in accordance with the requirements of the Planning and Environment Act 1987 (including the Moreland Planning Scheme) reviewed by the State Government and which complies with the Victorian Charter of Human Rights and Responsibilities Act 2006.
4.
Issues

In considering the without prejudice plans, regard has been given to the State and Local Planning Policy frameworks, the provisions of the Moreland Planning Scheme, the original objections received and the merits of the application.  

Does the development satisfy the Balfe Park Precinct overlay provisions?

The site is affected by the Balfe Park Precinct provisions at Schedule 23 to the Design and Development Overlay (DDO23) of the Moreland Planning Scheme.

DDO23 establishes clear objectives and design guidelines in relation to building height, setbacks, active frontages, access, connections, environmentally sustainable design, accessibility and noise attenuation. The key objectives as they apply to the proposed development are detailed in this report. 

Is the proposed form and height of the building appropriate?

The relevant design objectives in DDO23 relating to building height include: 


To ensure that development is consistent with the objectives of the Balfe Park Precinct, Brunswick East, Urban Design Framework (Figure 1), Brunswick Structure Plan and Clause 22.11 Development of four or more storeys [now Clause 22.07]. 


To balance incremental multi-level development, internal amenity outcomes and development potential across the Precinct.


To encourage development to provide high density forms of residential accommodation above ground floor commercial spaces.


To ensure the scale of development creates a consistent Nicholson Street streetscape.

DDO23 also includes the following relevant built form provisions: 


The height and form of development, including active and activated edges, should be in accordance with Figures 1 and 2. Notably, Figures 1 and 2 depict a 5 storey (18 metre) height, 14.5 metre podium and 3 metre setback to the upper level, with commercial ground floor activity. 


Development should consider height and shadowing impacts to adjoining properties, in particular access to sunlight and the development objectives of this schedule.

Podium/streetwall

The advertised proposal had a 13.9 metre streetwall to Nicholson Street and a 3 metre setback at upper levels. In Miller Street, part of the building was setback 3 metres from the street, with upper levels setback an additional 1 – 3 metres. This form generally satisfied the DDO provisions.

In comparison, the without prejudice plans introduce a 16.9 metre high streetwall/podium at the corner of Nicholson Street and Miller Street. The streetwall height then reduces to 13.9 metres further north along Nicholson Street, adjacent to 65 Nicholson Street, and further west on Miller Street, adjacent to 37 Miller Street. 

A key objective of DDO23 is to ensure that the scale of development creates a consistent Nicholson Street streetscape. 

Contextually, it is relevant that the development at 85 Nicholson Street, which has recently commenced construction, will have a streetwall height of 17 metres. Immediately north of the site, at 65 Nicholson Street, the approved streetwall height is 15.8 metres. 

Given these variations in approved streetwall heights, a consistent streetwall for the whole of Nicholson Street may not be strictly achieved

The proposed change in streetwall height on Nicholson Street from 16.9 metres down to 13.9 metres would be contrary to the objective of a consistent street wall height and is not supported by Council’s Urban Design Unit. 

A generally consistent streetwall is therefore recommended. Rather than part of the streetwall to Nicholson Street stepping down to 13.9 metres, it is recommended that the remainder of the streetwall on Nicholson Street be increased to 16.9 metres. The higher streetwall is considered to be more consistent with what has already been approved and under construction in Nicholson Street than the lower 13.9 metre streetwall. Furthermore, this allows for a clearer transition between the more robust built form on Nicholson Street compared to the more sensitive and lower built form in Miller Street.

This forms a condition of the recommendation. It will effectively require the Level Three floor plan to be replicated on Level Four, which will result in one additional dwelling, with an associated reduction of one car parking space. This is assessed in the car parking section of this report. 

In Miller Street, the western half of the building provides a 13.9 metre podium, which matches that of the advertised proposal and meets DDO23. However, the without prejudice plans now incorporate a central built form element that is constructed of brick and is setback 3 metres from Miller Street at a height of 19.9 metres. This element is not considered to respond to the DDO23 built form provisions and the design emphasises the verticality and height of the building, particularly compared to the advertised proposal. 

Council’s Urban Design Unit have also advised that there is a lack of definition of the built form and massing in Miller Street. This is a result of the range of materials used, the variation in podium heights and setbacks, as well as the tiered western façade.

To resolve this, the following conditions are included in the recommendation:


The balconies of Apartments B401 and B501 to be unenclosed around the edges. 


The design and materials of Apartments B401 and B501 must be modified to match and blend in with the materials and design of Apartments B402 and B502 (i.e. timber and black). 

This will create a more cohesive presentation to Miller Street and reduce the dominance of the built form, more in line with the advertised proposal.  

Perspective images at Attachment 5 show the effect of the increased streetwall height to Nicholson Street and the amended Miller street façade. These changes have been agreed to by the applicant. 

Maximum height

In terms of overall height, the proposed development has a height of 22 metres to the seventh storey parapet, with a maximum height at the lift overrun of 24.7 metres. The height has not been altered on the without prejudice plans as compared to the advertised proposal. 

In allowing any departure from the preferred 18 metre height depicted in Figures 1 and 2 of the DDO23, the Design Objectives of the DDO should be met. 

Importantly, there are no objectives that trade off increased height for improved environmentally sustainable design, affordability or other design excellence outcomes. In fact, the DDO23 objectives seek to ensure that all buildings incorporate Best Practice environmentally sustainable design initiatives as well as the access needs of all sectors of the community. 

One of the key objectives of DDO23 is to create a consistent Nicholson Street streetscape. In order to determine whether the proposed development contributes to a consistent streetscape, it is relevant to consider other approved multi-storey developments in this section of Nicholson Street. Between Miller Street and Glenlyon Road, the following planning permits have recently been issued: 

	Permit
	Address
	Height
	Status of Permit

	MPS/2011/725/A
	65 Nicholson Street Brunswick East 

(immediately north of subject site)
	17.91 metres (six storeys)
	Permit approved, plans endorsed, building demolished, development not yet commenced. 

	MPS/2013/603/B
	85 Nicholson Street Brunswick East


	19.3 metres (six storeys) 
	Permit approved, plans endorsed, building foundations commenced.  

	MPS/2014/667
	91 – 93 Nicholson Street Brunswick East
	20 metres (six storeys) 
	Development substantially commenced. 


It is clear that recent development approvals, two of which have commenced construction, are creating a future character at a scale of six storeys, with some variation in the exact height. 

Importantly, VCAT determined in 2014 to refuse a seven storey proposal at 91 – 93 Nicholson Street. At paragraph 30 of the VCAT Order, it was found that: 

The DDO23 and UDF [Urban Design Framework] seek to ensure the scale of development creates a consistent Nicholson Street streetscape. The building at 22.57 metres will stand 4.5 metres above any other existing or approved building.  It will be 1 to 2 levels higher than the established policy and physical context where Council is seeking a consistent form.  

Having regard to the above VCAT decision and the scale of built form that is beginning to be established, it is considered that the proposed seven storey (22 metre) building is inappropriate for the subject site and is not supported. 

If the seventh storey were to be deleted, the parapet height would be reduced to a maximum of 19 metres. While not matching the height of the approved building to the immediate north, this height fits within the spectrum of what has been approved in this section of Nicholson Street and therefore achieves a consistency in built form. The additional one metre of building height is supportable as the relevant design objectives of DDO23 will be satisfied. This therefore forms a condition of the recommendation. 

A roof deck, including an enclosed communal laundry, and lift overrun are also proposed. The roof deck is centralised within the site and will therefore have limited visual impact on the public realm. Furthermore, the roof terrace provides additional benefits for future occupants. The roof deck is therefore considered to be acceptable. 

Does the proposal appropriately activate the street edges? 

DDO23 contains the following relevant built form objectives regarding activation of Nicholson Street, Miller Street and the laneway: 


The height and form of development, including active and activated edges, should be in accordance with Figures 1 and 2.


Properties fronting Nicholson Street should have a zero lot line, and clear glazed frontages with canopies at ground level that contribute to a consistent preferred streetscape.


Residential entries fronting Nicholson Street should be designed to limit indentation and not detract from the commercial function of the street.


Development should front and activate the new pedestrian connections between Nicholson Street and Balfe Park where possible, to create welcoming, safe and functional pedestrian thoroughfares.


Development fronting Miller Street and Little Miller Street should provide front setbacks for gardens and landscaping.

The without prejudice plans alter the presentation to Nicholson Street. Notably, a residential entry has been introduced. This is accepted on the basis that it does not take up an excessive proportion of the frontage and will not detract from the commercial function of the street. Furthermore, the width of the substation has been reduced compared to the advertised proposal, which is positive.

The overall commercial floor space has been reduced by 155 square metres and the 2 shops have been converted to four shop/offices that are each directly connected to a dwelling on the first floor. The proportion of glazed frontage has also been marginally reduced. 
While the reduction of commercial floor space is not ideal, it is accepted having regard to the fact that Nicholson Street is not as strong a commercial strip compared to other key commercial streets within Moreland. Nevertheless, in order to ensure that the tenancies remain viable as shops or offices, it is recommended that a door be provided to allow the commercial tenancy and the dwelling to be segregated. A condition of the recommendation also requires further details of the substation to be provided, to ensure an acceptable architectural outcome. 

In Miller Street, DDO23 provides conflicting objectives. Figure 1 in the DDO indicates that an active frontage (commercial activity) should be provided, while the written objective suggests that a front setback with gardens and landscaping should be provided. The proposed development appropriately balances these competing objectives, by providing a café on the corner of Nicholson and Miller Street and then transitioning to residential frontages with landscaped setbacks. 

In the laneway, the proposal provides activation through windows and terraces facing the laneway. While 1.7 metre high fencing is provided, it is 25% transparent. This is considered to be an acceptable balance between providing activation and privacy. The without prejudice plans further improve this interface by providing direct entry points to dwellings from the laneway. 

Is the internal amenity of the proposal acceptable?

On balance, the without prejudice plans are considered to provide an acceptable level of internal amenity as compared to the advertised proposal, subject to some recommended conditions. The key MADC non-compliances are assessed below. 

Building separation

MADC outlines minimum building separation distances, with the key objectives being to provide adequate daylight, a quality outlook and to ensure equitable development of adjoining properties. 

The proposed development, which benefits from two road frontages and is designed with a large courtyard in the north-west corner of the site, largely meets the building separation standards and objectives of MADC. 

The only area of non-compliance on the advertised plans was the western wall on boundary, at the third and fourth storeys. In order to comply with MADC, this wall should be setback 1.17 metres from the boundary (based on the 3.66 metre wide lane). The without prejudice plans complies with this requirement. 

However, at level four there is now one dwelling with a primary outlook to the west. To comply with MADC this dwelling should be setback 4.17 metres. Alternatively, compliance could be achieved if the layout was flipped to provide bedrooms to the west and living spaces to the north. This also provides an improved ESD response. As such, this forms a condition of the recommendation.

Daylight

In addition to building separation, MADC specifies the following daylight standards: 


2.7 metre minimum floor to ceiling heights in habitable rooms.


Living areas should not exceed a depth of 8 metres.


Living rooms should have access to an external window or balcony open for one third of its perimeter.


In battle-axe rooms the space providing access to daylight should have a maximum length of twice its width. 

The without prejudice plans include 15 dwellings with living room depths exceeding 8 metres. While Council’s Urban Design Unit have raised this as a concern, this is generally not worse than the advertised proposal and is accepted on the basis that the extent of non-compliance is at the back of the kitchen. This is considered acceptable, if not ideal, because the primary living space will receive generally acceptable access to daylight and it is reasonable to expect that a kitchen will require task lighting. The without prejudice plans also generally remove bedrooms with long battle-axe handles, which is positive. 

One key change on the without prejudice plans is that a number of balconies are not open for one third of their perimeter, due to the changes to the façade design. This is particularly problematic for those dwellings that are south facing and already have narrow and deep living spaces (e.g. apartment B501). It is therefore recommended that a condition require all balconies to be open for one third of their perimeter. 

The plans do not dimension floor to ceiling heights. This also forms a condition of the recommendation. 

Apartment sizes

5 of 72 dwellings have a floor area that is one square metre short of the minimum area specified in MADC. This is a marginal variation and on balance is acceptable, particularly in light of the fact that the Planning Panel that considered Amendment C142 did not support minimum apartment sizes for MADC. 

This is also an improvement compared to the advertised proposal, which had 10 dwellings that fell short of the minimum size by up to four square metres. 

Balcony sizes

23 of 72 dwellings have balcony sizes that fall short of the recommended minimum area specified in MADC by a maximum of 2 square metres. This is considered to be acceptable because the proposal provides communal open space in excess of MADC requirements (430 square metres in lieu of the required 180 square metres). The proportion of dwellings with non-compliant balconies is no different in the without prejudice plans compared to the advertised proposal. 

Are the proposed off-site amenity impacts of the building acceptable?

Off-site amenity impacts must be considered in light of the extent of built form change anticipated within this location. The without prejudice plans do not make any changes from the advertised proposal that would lead to any unreasonable off-site amenity impacts.  

Has adequate car parking been provided? 

The table below outlines the car parking requirements for the development based on the without prejudice plans and the provisions of Clause 52.06 of the Moreland Planning Scheme:

	Use
	Total spaces required
	Total spaces provided
	Reduction sought

	5 x one bedroom dwellings
	5
	81
	1

	57 x two bedroom dwellings
	57
	
	

	10 x three bedroom dwellings
	20
	
	

	Visitor spaces
	0
	0
	0

	Retail spaces totalling 387 square metres

(Note: the shop/home offices are assessed at the more onerous rate of 3.5 spaces per 100 square metres for a shop)
	13


	5


	8



	Total
	95
	86
	9


Car parking for the residential component of the development is provided at the rate specified in the Moreland Planning Scheme, with the exception of one car space. However, the recommended changes to the street wall may result in an additional dwelling and therefore a reduction of a second residential car space. 

The reduction of two car spaces (meaning that two of the three bedroom dwellings would be provided with one car space instead of two) would be appropriate within this activity centre location, with good access to alternative transport options.  

A reduction of 8 car parking spaces for the retail premises is acceptable on the following basis: 


The parking survey that forms part of the traffic report found that there was no less than 39 vacant car spaces in the surrounding area during the survey periods. 


Reinstatement of kerb and channel where existing crossovers are located will result in seven new car spaces being created along the street frontages. 


The site is highly accessible by public transport.  


Council’s Development Advice Engineers are supportive of the parking provision. 

Importantly, the overall car parking reduction would be equivalent to the car parking reduction sought by the advertised proposal (i.e. a total reduction of 10 car spaces). 

Has adequate bicycle parking been provided? 

The without prejudice plans provide for 111 bicycle spaces, which is 24 more than the advertised proposal. This is a positive aspect of the changes and is supported. 

Are adequate loading/unloading facilities provided?

The without prejudice plans do not provide a loading bay. There is no change in this regard as compared to the advertised proposal. 

It is likely that most deliveries would occur during the day from courier vans rather than trucks. The loading requirements could be met from car parking bays in the street, without the need for a formal loading area, as is commonly the case in commercial shopping strips. Additional on street car parking is being provided by the development through the removal of existing vehicle crossovers.  Alternatively, the four staff parking spaces can be utilised for smaller scale loading. 
What impact does the proposal have on car congestion and traffic in the local area?

Council’s Strategic Transport and Urban Safety Branch assessed the advertised proposal and advised that the development would result in approximately 340 additional vehicle trips per day on Miller Street (a local access street).  This remains within the street’s design capacity and is not expected to cause traffic problems. VicRoads and Public Transport Victoria have not objected to traffic volumes on Nicholson Street. The without prejudice plans reduce the total car parking provision and will therefore not result in any additional traffic concerns. 

What impact does the proposal have on cycling, bike paths and pedestrian safety, amenity and access in the surrounding area?

The proposal provides an acceptable response to Council’s Local Planning Policy Clause 22.03 (Car and Bike Parking and Vehicle Access) as it: 

Utilises the rear laneway for vehicle access to allow street frontages to prioritise pedestrian movement and safety and to create active frontages.


Increases on-street public parking spaces;


Removes the current vehicle crossover and pedestrian conflict points; and


Provides 111 bicycle spaces.

DDO23 also contains the following relevant objectives: 


The design and siting of development should provide for enhanced and new pedestrian and cyclist links through the Precinct, and a meeting place, particularly between Nicholson Street and Balfe Park, as detailed in Figure 1.


Laneway design and function must not be vehicle traffic dominated, but treated as a compatible shared pedestrian, bicycle and vehicle space.

The without prejudice plans improve the laneway interface as compared to the advertised proposal. This is achieved by including secondary access points to dwellings B4, B5 and B6 from the laneway. This change is supported. In order to further improve pedestrian safety and amenity in the rear laneway, a condition of the recommendation requires that lighting be integrated into the development but designed to limit light spill over residential properties. 

Does the proposal incorporate adequate Environmental Sustainable Design (ESD) features?

The without prejudice plans provide the following key ESD outcomes:


20,000L rainwater harvesting tank for reuse within the building;


The use of recycled bricks and non-virgin timber;


An average NatHERS rating of 7.5 stars, including excellent cooling loads for many of the dwellings which may not require mechanical cooling (fans only);


All power sources to be non-gas, thus allowing potential for increased power neutrality (should solar PV be installed, and taking into account future battery technology innovations);


111 secure and accessible bicycle parking spaces;


Commitment to install ceiling fans;


External clothes drying facilities; and


Naturally ventilated corridors/lobby areas.

Notably, the average energy rating has increased by one star from the advertised proposal, which is positive. However, Council’s ESD unit have advised that some dwellings have high cooling loads. Shading would help to address this. This therefore forms a condition of the recommendation. 

Council’s ESD Unit have also recommended that a solar PV system be installed given that part of the design philosophy of the amended proposal and the ‘Nightingale’ model of housing is environmental sustainability, with the aim of achieving 100% fossil fuel free building operations. Council’s ESD Unit have advised that this could not be achieved without the provision of Solar PV. Further consultation with the applicant has resulted in an agreement to provide a 5kw solar PV system, in lieu of the solar hot water service. This forms a condition of the recommendation. Council’s ESD Unit have advised that this is an improved solution, but highlighted that a 5kw system is not a substantial amount for a development of this size. The applicant has cited insufficient roof space as the reason for non-provision of additional solar panels. 

Is the proposal accessible to people with limited mobility? 

Objective 9 of Clause 21.03-3 (Housing) of the Moreland Planning Scheme is to increase the supply of housing that is visitable and adaptable to meet the needs of different sectors of the community. Strategies to achieve this include encouraging all dwellings to be visitable and a proportion of dwellings to be easily adapted to be lived in by people with limited mobility. Clause 21.03-3.1 requires consideration of the Livable Housing Design Guidelines in assessment of proposals against Objective 9. 

An amended access report has been submitted with the without prejudice plans. The report identifies that the development provides suitable access from street level to all apartment entries. In addition, a total of 16 apartments (20%) have a bathroom that meets the silver level of the Livable Housing Design Guidelines. The nominated dwellings are within the northern half of the building only. 

The submitted report does not detail how the dwellings can actually be adapted to be lived in by people with limited mobility, as sought by Clause 21.03-3. Conditions of the recommendation therefore require amendments to the access plan to further explain how the apartments can be easily adapted to be lived in by people with limited mobility, with associated changes to be shown on the plans. 

Other matters

Other matters, such as removal of easements and land contamination, which were assessed as part of the advertised proposal and which are not affected by the changes made by the without prejudice plans, have not been reassessed. The recommendation includes conditions that are generally in accordance with the conditions contained in the recommendation of the 21 December 2016 Urban Planning Committee Report, DED92/16. 

6.
Officer Declaration of Conflict of Interest

Council Officers involved in the preparation of this report do not have a conflict of interest in this matter.

7.
Financial and Resources Implications

Nil.

8.
Conclusion

It is considered that the without prejudice plans provide acceptable internal amenity, excellent communal facilities and sufficient car parking. Key issues with the proposal, including building height, streetwall height, access to daylight and ESD performance, are addressed via conditions of the recommendation.  

On the balance of policies and controls within the Moreland Planning Scheme, it is considered that the without prejudice plans can be supported, subject to conditions. It is therefore recommended that Council’s position to VCAT be amended to offer one of support and that a consent order may be reached. 
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We thank Nightingale Housing for requesting a review of the proposal for 55-63 Nicholson Street.
We thank the design teams from Clarke Hopkins Clarke and Breathe Architecture for their
presentation, and Lucent Capital for their participation and attendance at the design review.

We acknowledge advice that the project has previously been submitted for a planning permit, and
that Moreland City Council has not granted approval, being concerned about the building height
being over that preferred in its local framework. Lucent Capital is pursuing a VCAT appeal to
council’s decision, and has reframed the development proposal into a concept that melds a
Nightingale Housing model with their more conventional development product.

We note this review is taking place at a very late stage in the design process, and suggest the
OVGA's capacity to interrogate and/or influence fundamental contextual decisions that impact the
outcome is limited.

The City of Moreland was unable to attend the review however, in line with the OVGA’s design
review process, this letter of advice will be issued to Council for their information.

Generally

* We generally support the initiative to reframe this development proposal into a concept that
melds a Nightingale Housing model with a more conventional development product. We
propose the location of the site and its inherent neighbourhood amenity - including
community facilities, parks, school, childcare, transport - all suggests an appropriate location
for a Nightingale model, and will likely be attractive for Nightingale buyers.

* We acknowledge advice that the original planning submission reads as one large
development and we consider it positive that it has been redesigned to split the architectural
language into two visible communities, each with their own identity, their own building entry
and address. At the same time, it is important that the architectural composition is coherent
and complementary, and we propose further design consideration is needed formally and
materially to achieve this.

+ We note advice that the Nightingale component comprises 42 apartments (with a ‘higher-
than-usual’ percentage of 2- 3 bedrooms) with 37 conventional apartments, and we defer to
the Nightingale management regarding the appropriateness of this scale of ‘community’.

+ The decision to head to VCAT has been made by the project team, and it should be
understood as a risk if this is an effort to achieve a height over and above that set out by local
government guidelines. We note it is not the role of the OVGA to support development over
and above that defined in a DDO established through considerable local investigation. We
place value in the depth of contextual study and research taken into consideration in setting
local benchmarks and embedding this vision in planning processes. However, we note there
are precedents in the streetscape with six storeys achieved in neighbouring properties,
including potential development to the immediately adjacent / north site.

* We can offer little advice as to how VCAT will judge this resubmission, as it reflects a
different proposition to the earlier application. We suggest it will be important to clarify the
changed philosophy as presumably both VCAT (and council) may be interested to
understand the shift in development model, and the impact on the architecture aiming for
legible separation between two communities on the site.

Victorian Design





[image: image137.jpg]Site concept considerations

Generally, the site analysis, contextual study and site response are not entirely convincing.
Contextual analysis overlooks several key conditions that might have informed the
architectural response.

An east-west connection sets up a ‘place’ at its junction with Little Miller Street that is not
reflected in architectural decisions made at the ground plane. While we acknowledge the
designer’s advice that they have marked local views, vistas and connections by green walls,
we are not convinced at the success of this.

The Soho-type accommodation at ground level seems an appropriate response to Nicholson
Street. It is disappointing that this same model is not proposed to Little Miller Street (where 2-
bed conventional apartments are indicated off the ROW). The elevated floor levels, screen
height separations and lack of access and vision between the ROW and apartments
promotes disengagement, and risks low amenity in these apartments.

This architectural approach to the context is surprising. The ROW / Little Miller Street is a
severely deactivated space and lacks a proposition — the Soho units feel like a far better ‘fit’
for Little Miller Street and would have gone some way towards establishing a presence in the
ROW, promoting potential activity, eyes on the street / safety and promoting the first steps in
activation. The ROW has connections to several community amenities and there is an
opportunity to establish a Little Miller Street address. In light of the redesign for VCAT, we
suggest there is significant opportunity to review the Little Miller Street design proposition.
The ground floor concept to Nicholson Street has introduced stepped setbacks, planter boxes
and seats, and needs to acknowledge the realities of maintenance, ownership, and the
challenges of body corporate responsibilities.

While we support the concept of weather protection for pedestrians, it is unclear how the
canopy on Nicholson Street works over the Soho facades. It is unclear too as to how well the
nature, texture and grain of this fagade contributes to the street. We understand that
numerous recommendations to change the design have been incorporated, and caution that
the architectural composition risks becoming a collection of ideas rather than a cohesive,
contextual design response.

The corner tenancy is not well articulated. There is no interstitial space, doors are located on
the boundary / footpath and occupation of the space will be very exposed. The designers
described the intent to provide an effective street wall but the corner is an ungenerous
architectural response. A more considered design outcome could contribute better to the
street.

We acknowledge advice that views to the west are not likely to be built out due to the size of
the adjacent site. With this in mind, the west elevation becomes very important in both quality
of composition and materiality — it will likely be highly visible long term.

Architectural considerations

We acknowledge the design refinements made to reflect the two communities occupying the
site. We understand the design team has worked to ‘blow apart’ the original floor plan in an
effort to achieve the internal space and light preferred by the Nightingale model. We suggest
the capacity to break the building apart could have been explored further, even to the extent
of more physically separating east and west buildings, using staircases as a pivot point.
Despite the above amendments, the amenity of the circulation zones, where activity is
embedded in the heart of the site, still has little access to light. Generally, we believe the
internal workings - including circulation patterns, location of (internal) planter beds, the quality
of access to / in bike stores - would benefit from further consideration to ensure they are safe,
attractive, and quality shared public places.

Victorian Design nel
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[image: image138.jpg]* We see a missed opportunity to exploit the Nightingale model's interest in the staircase as an
engaging place for encounters — this philosophy is not evident in the concept. Understanding
this as a design driver would likely have caused a different, possibly more visible, engaging,
public staircase to emphasise vertical patterns of circulation, using an architectural element to
celebrate the philosophy of the model.

+ The reconfigured design proposes two distinct architectural ‘styles’ each with its own identity,
entry and address, which seems appropriate to the smaller community ambition of the
Nightingale model. We have previously suggested we believe a Little Miller Street address
would be a positive consideration, and also that the two architectural languages could work
together in a more complementary way.

* The materials palette presented seems appropriate to the brick warehouse nature of the local
context. However, elevations indicate many finishes - recycled / bagged / whitewash brick,
dark brick, horizontal sheet cladding, vertical sheet cladding, ‘timber-look’ finishes, perforated
metal and render - and this risks becoming a place of ‘visual noise’. More compositional
clarity would be helpful, and there needs to be demonstrable understanding of quality,
longevity and maintenance implications.

« An overview of apartment layouts suggests several areas of concern to ensure apartments
provide good amenity for residents. In particular, south facing apartments need to be
considered with regard to their lack of sunlight - these would benefit from review of the
kitchen position within floorplans.

Landscape considerations

* There are many ‘greening’ elements shown, including vertical screens, planter boxes and
roof top pergolas. Landscape technology was described as testing 150mm soil cover in lieu
of typical 300mm, with mounding to allow for deeper planting. We highlight the need for
thorough technical resolution to ensure the vertical and elevated garden propositions work as
intended in the long term, noting it is important that the architectural form works successfully
without the need to use landscape to conceal poorly resolved infrastructure.

+ The landscape objective to create smaller spaces for use by different groups, allowing for
shared / public occupation or intimate / private places is acknowledged as being in line with
learnings from the Nightingale model.

« lItis disappointing that every part of the site is built — the decision to provide no deep planting
is a real loss to the street. Miller Street is a low-scale residential street, there is a school
nearby, and the existing street tree structure suggests a more sensitive landscape approach
could have been proposed. This is a missed opportunity. In this scale of development it would
be of benefit to include a commitment to providing canopy tree/s in the larger site design. We
propose negotiation / discussion with council could have taken place to examine the project's
potential landscape contribution and opportunities.

Summary

We acknowledge Lucent Capital's advice that they have come to see an advantage in including a
Nightingale model component in this development and we applaud their interest in establishing an
offering of something different in the market. We propose it is positive to see Clarke Hopkins
Clarke commit to understand the Nightingale philosophy and amend the building design to include
this alternate model.

In summary, it is essential that the Nightingale team is comfortable with the representation and
resolution of their philosophies, to ensure the project makes a contribution to their brand. We
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[image: image139.jpg]recommend that Nightingale consider their own response to the following:

is Nightingale happy that their philosophical approach has been represented and addressed?
is Nightingale still in control of their vision?

does any more need to be done to capture the expectations of Nightingale buyers?

is Nightingale happy that the original concept has shifted far enough from the conventional?
are Nightingale principles successfully evident?

how many principles have been compromised?

one of Nightingale’s key concerns is the issue of transparency - has this been embedded in
the process?

* have sustainability commitments been met?

« will people feel like they live in a 40 / 42 (small scale) community development?

We suggest the Nightingale team needs to be vigilant as the project progresses to ensure the
integrity of their model is maintained and to ensure committed Nightingale buyers get what they
have signed up for.

Jill Garner
Victorian Government Architect

Victorian Design Review Panel
5563 Nicholson Street, East Brunswick — March 2017
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