2019-08-26 - Ordinary Meeting Of Council

6.5 Boronia Renewal Strategy

SUMMARY: Senior Project Manager — Boronia, Yvonne Rust

A draft Boronia Renewal Strategy 2019 has been prepared to guide redevelopment of the
Activity Centre over the next 20 years. This Strategy will supersede the Boronia Structure Plan
2006, including as a reference document in the Knox Planning Scheme. This document will act as
the strategic foundation for Planning Scheme Amendment C178knox which will revise the
planning controls for the Boronia Activity Centre.

RECOMMENDATION
That Council:

1. Adopt the following documents for the purpose of public exhibition:
a. Draft Boronia Renewal Strategy 2019 (Attachment 3);
b. Proposed Planning Scheme Amendment C178knox (Attachment 4) and associated
Planning Scheme Amendment C178knox maps (Attachment 5).

2. Request officers to write to the Minister for Planning to request an extension of time to
the interim controls contained within Design and Development Overlap Schedule 7 until
the Planning Scheme Amendment C178knox is completed.

3. Write to the Minister for Planning seeking authorisation to prepare and exhibit Planning
Scheme Amendment C178knox to the Knox Planning Scheme, noting the urgency to
progress the amendment prior to December 2019 and the impending expiry of interim
controls.

4. Subject to receiving authorisation from the Minister for Planning, place Planning Scheme
Amendment C178knox on public exhibition for a period of at least one calendar month
and aim to conclude exhibition prior to the Christmas period.

5. Request officers to prepare a comprehensive Communications and Engagement Plan,
outlining key messages, media platforms that will be used, supporting material to be
prepared, i.e. fact sheets, and a summary document that is easy for the community to
understand and is accessible to a wide audience, that explains the main changes
proposed as part of the proposed amendment.

6. Note the Community Engagement Report contained in Attachment 1 and make it
available on Council’s website.

7. Adopt the various studies and background reports listed in this report as the strategic
basis for the Boronia Renewal Strategy 2019 and the planning controls proposed in

Planning Scheme Amendment C178knox, as contained in Attachment 2, and note that
these documents will be made available for public viewing during the exhibition period.

8. Authorise the Director City Development to:
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a. Make minor changes to the draft Boronia Renewal Strategy 2019, including
insertion of the final Foreword, where the changes do not alter the purpose or
intent of the document;

b. Make minor changes to Planning Scheme Amendment C178knox documentation,
where the changes do not affect the purpose or intent of the Amendment;

c. Make changes, where necessary, to the Planning Scheme Amendment C178knox
documentation to align with the Planning Policy Framework translation (PPF)
process currently being undertaken by the Department of Environment, Land,
Water, and Planning; and

d. Confirm that the final designed Boronia Renewal Strategy documents reflects that
of the document adopted by Council.

1. INTRODUCTION

The Boronia Renewal Strategy 2019 and proposed Planning Scheme Amendment C178knox have
been prepared based on feedback gathered from the community and the Council over the past 24
months. A Community Engagement Report that details the extensive community consultation and
engagement undertaken as part of developing the Boronia Renewal Strategy is included as
Attachment 1.

This report provides an overview of these documents for Council’s consideration and
endorsement. This endorsement will enable Council to seek authorisation to commence the
formal planning scheme amendment process as outlined in the Planning and Environment Act
1987.

Background reports and studies

Since the Boronia Renewal Project was last reported to Council at its meeting on 22 October 2018,
two further studies have been commissioned are as follows:

e Boronia Activity Centre - Movement and Access Study, November 2018 prepared by GTA
Consultants; and

e Boronia Renewal Strategy — Urban Structure Report, March 2019 prepared by Hansen
Partnership.

These recent reports form part of a suite of background and technical reports used to inform and
prepare the Boronia Renewal Strategy 2019, in particular, the theme chapters and the Planning
Scheme Amendment C178knox being:
e Boronia — Economic Demand, Land and Site Options Analysis, November 2017 prepared by
Hill PDA Consulting; and
e Boronia Community Services and Facilities Review, June 2018 prepared by Council officers.

Other supporting work completed during this period has been consolidated into the Boronia
Renewal Project — Key Planning Issues and Analysis Report, July 2019 prepared by Council officers.

The above background reports are included as Attachment 2.
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2. DISCUSSION
Draft Boronia Renewal Strategy 2019

The structure and content of the draft Boronia Renewal Strategy 2019 has been presented to
Council previously as this document has evolved. The draft Boronia Renewal Strategy is included
as Attachment 3.

The key Strategy features the following components:

e Vision, Key Directions and big Move Projects;
e Theme chapters relating to:
0 Economic Development and Investment;
0 Land Use and Built Form;
0 Movement and Access;
O Public Realm; and
0 Community Wellbeing and Infrastructure.
A detailed description of each Precinct within the Activity Centre boundary; and
A high-level Implementation chapter.

The Renewal Strategy will deliver a range of benefits for the Boronia community including:

e The delivery of ‘Big Move Projects’, which will assist in delivering the vision for the Activity
Centre through long term transformation;

e More people living and working in the town centre;

e Improved local economic conditions and more local jobs;

e Ashort term work program providing tangible short term change;

e Positive perceptions and experiences of Boronia;

e Efficiently managed Council’s assets for the future;

e Planning controls that align redevelopment on private land with the community’s and
Council’s Vision; and

e Stronger, more engaged and cohesive communities.

As the document is large, a Summary document and Implementation Plan will be prepared as
separate stand-alone documents. The Summary will be a high-level document and will include the
main proposed changes and form the basis of other visual material to be prepared as part of the
exhibition process.

Draft Planning Scheme Amendment C178knox

A full set of the draft amendment documents is included in Attachment 4, and all draft maps are
included in Attachment 5.

The proposed new planning controls, derived from the Renewal Strategy, affect a range of Clauses
in the Knox Planning Scheme, including:

e Municipal Strategic Statement;

e Local Planning Policy Framework;

e Zones; and

e Overlays.
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Activity Centre Zone Schedule 1

A draft Activity Centre Zone Schedule 1 (ACZ1) has been created to apply planning controls
specifically for the Boronia Activity Centre. The State Government has identified the Activity
Centre Zone as the preferred tool to guide and facilitate land use planning in activity centres and
has strongly encouraged its application for the Boronia Activity Centre.

This approach is a departure from the current approach in the Knox Planning Scheme which has a
range of different zones and schedules, as well as overlay controls, being used to manage the form
of redevelopment within the Activity Centre. The ACZ1 has been prepared to apply across the
whole Activity Centre to ensure a consistent approach is taken. This allows Council to specify local
precinct variations in relation to land use controls, buildings and works requirements, permit
exemptions, precinct specific objectives, and provide guidelines beyond that of the standard
zones.

Proposed changes in the ACZ1
The land use and built form changes in the proposed ACZ1 can be summarised as follows:

e Revise the Activity Centre boundary by reducing the eastern and western edges in favour
of a north-south expansion of the Activity Centre. The changes to the Activity Centre
boundary help strengthen the integrity of the Dandenong Foothills by reducing policy
conflicts between intent of the Activity Centre and that of the Foothills.

e Intensify mixed use development and redirect residential growth, in the form of
apartments, above ground floor uses into the town centre core area within Precincts 1, 2
and 3. This change will also encourage activation at ground level and encourage passive
surveillance from upper levels to the public realm.

e Create new public open spaces such as plazas, forecourts and a new town square in the
town centre core area to improve amenity, increase landscaping and tree canopy, and
attract people and investment into the Activity Centre.

e Rezone 257 Dorset Road (former Youth Hall site) to ACZ1 to enable future mixed use
redevelopment and potentially social housing to occur, and for Council to investigate
partnership opportunities.

e Adopt a scaled approach to change whereby taller buildings are directed towards the town
centre core, and the built form is then scaled down to the surrounding residential areas.

e Retain views identified from Tormore Reserve, Boronia Park and Boronia Road, and allow
taller buildings, up to a maximum of 8-10 storeys however subject to lot consolidation,
around the intersection of Boronia and Dorset Roads.

e Allow buildings up to a maximum of 4 storeys in the residential neighbourhoods, to achieve
a slightly taller built form with small footprint, allowing for additional tree canopy planting
and landscaping through lot consolidation and application of minimum lot widths.

e Exempt some planning permit proposals from advertising/notice requirements.

Building heights and viewlines

Building heights and viewlines have been a key consideration in the preparation of new planning
controls. A 3D model was prepared to test the impact of buildings at various heights and locations

4 of 787



2019-08-26 - Ordinary Meeting Of Council

in the town centre core area, on views to the Dandenong Ranges. An upper limit of 10 storeys was
tested around the intersection of Dorset Road and Boronia Road. This analysis was undertaken for
several reasons:

e This land is towards the low point in the town centre;

e The additional height and potential yield will create a critical mass for activation and a
landmark location;

e Testing an extreme condition allows Council to be ready to respond to market pressure;

e |t verified that views can be retained; and

e [t supports the inclusion of mandatory height controls.

Results from this model demonstrated that the low-lying area near the intersection of Dorset and
Boronia Roads can accommodate buildings up to 10 storeys without blocking the views from the
western edge. Building heights of 5-8 storeys that transition away from this major intersection,
were also tested at different locations in the town centre. This assessment confirmed that
additional building heights could be accommodated in the core area without a significant impact
on the views to the Dandenong Ranges.

The designated heights will ensure that anticipated growth can be accommodated within the
Activity Centre, while providing Council with the ability to request mandatory height controls. If
heights were lower, it is unlikely that mandatory height controls would be support by the
Department of Environment, Land, Water, and Planning (DELWP) and the Minister for Planning.

Notification required in the ACZ1

A key change of the ACZ is the ability to exempt certain planning permit proposals from the
notice/advertising requirements currently applied. This Clause is intended to streamline the
permit process for uses that fit with the objectives of the zone and precinct, as well as meet the
prescribed requirements. An example would be a proposal for an office at ground level with
several levels of apartments above in Precinct 1, that fits within the mandatory height controls
and meets all the other design and development requirements — this proposal would not be
notified/advertised. This limits the ability for objections to be lodged and prevents third party
appeals to VCAT. This Clause does not negate the normal statutory planning and design
assessment process or Council’s ability to apply conditions or refuse a planning permit application.

Increasing the notice/advertising requirements in the ACZ must have a clear strategic justification
and be supported by evidence of need. The zone controls have been drafted with conditions that
require specific uses, such as a bottle shop, brothel, gambling premise or nightclub to be
automatically notified/ advertised, as these uses are directly associated with existing and well
documented issues in the area. In addition, all applications in residential precincts are proposed
to be advertised.

Time extension for existing interim controls

In May 2019, the approach to the Planning Scheme Amendment C178knox changed from using
existing zones to preparing a tailored Activity Centre Zone specifically for Boronia. This change
was required in response to advice received from DELWP and to align with current activity centre
planning principles. The additional time taken to prepare this new zone has resulted in a further
delay in the overall amendment process. Subsequently there will be a gap between the expiry of
existing controls (15 December 2019) and approval of C178knox. A letter to the Minister for
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Planning, to seek a further extension of time to the interim controls will be required to cover the
gap. This is recommended to be undertaken under section 20(4) of the Planning and Environment
Act 1987 and is included as Attachment 6.

Planning Scheme Amendment C178knox timeline

The next steps for the Planning Scheme Amendment C178knox process have been adjusted based
on the standard process as set out in the Planning and Environment Act 1987 and are summarised
in Table 1 below. It should be noted that not all steps listed are completely within Council’s
control, and this reflects a best case scenario. For example, the amendment authorisation may not
be provided by DELWP within 10 days, and may be subject to conditions requiring further work or
explanation.

Council consideration to adopt draft Boronia 26 Aug

Renewal Strategy and proposed Planning Scheme

Amendment C178knox

Submit application to DELWP for Authorisation Early Sept | Send letter with draft documents

10 days for DELWP to authorise Sept With or without changes (Can impact
on timelines)

Submit exhibition docs to DELWP 10 days prior to Mid Oct Final package of amendment

first notice documents and maps

First notice to owner/occupiers Late Oct Letter to all affected parties,
Ministers and Referral Authorities

Public notice in Knox Leader and Government Late Oct Required notice

Gazette

Closing date for submissions Early Dec | Minimum 1 calendar month from
Government Gazette

Table 1 — Proposed C178knox amendment exhibition timetable

Upon receipt of authorisation, Officers will advise Council of any conditions attached to the
authorisation and any actions/ changes to the proposed amendment necessary to meet the
conditions and commence exhibition.

While the priority is on completing exhibition prior to the Christmas period there are several
factors that may extend this timeframe further into 2020, i.e. varied exhibition period, time taken
for Ministerial decisions and receipt of a large number of submissions. Following exhibition, all
submissions will be reported to Council for consideration. At this later Council meeting, Council
can decide whether to forward the submissions to an independent Planning Panel for review. The
Panel Hearing will likely occur in the first part of 2020.

Knox Planning Scheme Planning Policy Framework translation
A separate process relevant to the Planning Scheme Amendment C178knox, is outlined as follows:

e DELWP introduced the Smart Planning program in 2018 which is intended to make
Victoria’s planning system more efficient, digital, and responsive.
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4,

A new Planning Policy Framework (PPF) is being drafted for the Knox Planning Scheme to
improve the operation and alignment of policy at State, Regional and Local levels as well as
Municipal Strategic Statements. Councillors were advised of upcoming PPF changes in a
memo dated 4 February 2019.

The final draft of the PPF is yet to be received and there is no defined timeline for finalising
this process.

It is important to be aware that the format and content of Planning Scheme Amendment
C178knox may be adjusted to align with the PPF translation if it comes into effect prior to
exhibition.

CONSULTATION

Insights gained from community views have played an important part in shaping the long-
term vision for Boronia;

A summary of the consultation and engagement undertaken has been presented to
Council;

Ongoing internal consultation through the Project Control Group has ensured the
coordination and integration of objectives, strategies and actions;

Further public consultation will be held during a four-week exhibition period that forms
part of the Planning Scheme Amendment process; and

The further consultation as part of the Planning Scheme Amendment process will be
guided by a Communications and Engagement Plan, prepared in conjunction with the
Communications Department.

ENVIRONMENTAL/AMENITY ISSUES

The Renewal Strategy includes:

5.

Strategies and actions that seek to improve the amenity of the public realm, including the
enhancement of Boronia Park and street tree planting.

Strategies and actions that will direct the design of future redevelopment and
infrastructure to respond to identified environmental issues;

Requirements for a high level of internal and external amenity for new developments while
balancing the amenity of adjoining properties; and

Application of an Environmental Audit Overlay where there is potentially contaminated
land.

FINANCIAL & ECONOMIC IMPLICATIONS

This project has identified several financial and economic implications for Council as follows:

Funding to implement projects will be required from a broad range of potential partners
from the private sector, not-for-profit and State Government agencies;

Further training may be required in the City Planning & Building team to apply the Activity
Centre Zone provisions; and

Identified Big Move Projects, capital works projects and actions will require business case
preparation and will be subject to future budget planning considerations.
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6. SOCIAL IMPLICATIONS
This project has identified the following social implications:

e Akey objective of the Boronia Renewal Strategy is to create an Activity Centre that is the
social and cultural heart of Boronia;

e The renewal and intensification of Boronia Activity Centre will increase the vibrancy and
bring new businesses to the centre, therefore increasing jobs; and

e The Boronia Renewal Strategy and subsequent Implementation Plan will take a place-based
approach to coordinating the planning for Council’s interventions in the Activity Centre.

7. RELEVANCE TO KNOX COMMUNITY AND COUNCIL PLAN 2017-2021
Goal 1 - We value our natural and built environment
Strategy 1.1 - Protect and enhance our natural environment

Strategy 1.3 - Ensure the Knox local character is protected and enhanced through the design and
location of urban development and infrastructure

Goal 2 - We have housing to meet our changing needs
Strategy 2.1 - Plan for a diversity of housing in appropriate locations
Strategy 2.2 - Encourage high quality sustainable design

Strategy 2.3 - Support the delivery of a range of housing that addresses housing and living
affordability needs

Goal 3 - We can move around easily

Strategy 3.1 - Enable improved transport choices supported by integrated and sustainable
transport systems and infrastructure

Strategy 3.2 - Improve bike and footpath connectivity, including identifying gaps between existing
bike routes, footpaths and key places

Goal 4 - We are safe and secure

Strategy 4.1 - Encourage and support the community to take responsibility for their own safety,
and the safety of others

Strategy 4.2 - Enhance community connectedness opportunities to improve perceptions of safety
Strategy 4.3 - Maintain and manage the safety of the natural and built environment
Goal 5 - We have a strong regional economy, local employment and learning opportunities

Strategy 5.1 - Attract new investment to Knox and support the development of existing local
businesses, with particular focus on Advanced Manufacturing, Health, Ageing and Business Service
sectors

Strategy 5.2 - Plan for a range of key strategic centres that provide a diversity of employment,
services and amenities to support the changing needs of our community

Goal 7 - We are inclusive, feel a sense of belonging and value our identity

Strategy 7.3 - Strengthen community connections
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Goal 8 - We have confidence in decision making

Strategy 8.2 - Enable the community to participate in a wide range of engagement activities

8. CONFLICT OF INTEREST

Under section 80c of the Local Government Act 1989 officers providing advice to Council must
disclose any interests, including the type of interest.

Author — Senior Project Manager — Boronia, Yvonne Rust - In providing this advice as the Author, |
have no disclosable interests in this report.

Author — Manager, City Futures, Anthony Petherbridge - In providing this advice as the Author, |
have no disclosable interests in this report.

Officer Responsible — Director, City Development, Matt Kelleher - In providing this advice as the
Officer Responsible, | have no disclosable interests in this report. Director, City Development, Matt
Kelleher

9. CONCLUSION

This report presents the draft Boronia Renewal Strategy 2019 and the Planning Scheme
Amendment C178knox for Council’s consideration and adoption prior to commencing the formal
planning scheme amendment process. In addition, a further time extension is required for the
interim Design and Development Overlay (Schedule 7) that is due to expire in December 2019.

The Boronia Renewal Strategy 2019 is based on a comprehensive community engagement
program, research, analysis and findings contained in several background reports that have been
reported to the Council previously. This analysis provides Council with a robust rationale for
substantial change within the town centre core area, which is required to trigger urban renewal.
The Renewal Strategy serves as a foundation document and sets out the strategic justification for
changes to the planning controls within the Knox Planning Scheme.

The proposed Planning Scheme Amendment C178knox uses the Activity Centre Zone, which
enables planning controls to be tailored to achieve the desired outcomes in specific precincts
within the Activity Centre.

Parallel to this process, a range of short term actions and several integration projects in the
2019/2020 work program will continue. These projects will deliver tangible outcomes for the
community and maintain momentum for the Boronia Renewal Project.

10. CONFIDENTIALITY

There are no items of a confidential nature in this report.

Report Prepared By: Senior Project Manager — Boronia, Yvonne Rust

Report Authorised By: Director, City Development, Matt Kelleher

Attachments
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Attachment 1 - Community Engagement Summary Report [6.5.1 - 50 pages]
Attachment 2 - Background Reports [6.5.2 - 388 pages]

Attachment 3 - Boronia Renewal Strategy [6.5.3 - 158 pages]

Attachment 4 - C 178 knox - Combined Amendment documents [6.5.4 - 177 pages]
Attachment 5- C 178 knox Combined maps for exhibition [6.5.5 - 4 pages]
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Boronia Renewal Project

Community
Engagement Report
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This report outlines the processes and findings of the community engagement undertaken as part of the Boronia Renewal
Project. This project involved the review of the 10-year old Boronia Structure Plan with consideration of the current and
future role of the Activity Centre for the next twenty years, particularly in regard to built form, social, economic and
environmental issues, as well as examining future options for Council’s aging infrastructure and services to the
community.

The project scope sets out the following objectives in the table below.

OBJECTIVE PROMISE

Involvement will inform the Key Direction Report

To involve stakeholders (including Councillors, Council ) )
being presented to Council.

staff and Community Organisations) in a
Charrette/workshop to assist in identifying key
directions to inform the development of the Boronia

Renewal Strategy.
To undertake appropriate targeted consultation with Targeted consultation is undertaken as part of
stakeholders in order to inform the development of evidence collection and key directions report

he Boronia Renewal Str . . . .
the Boronia Renewal Strategy Targeted consultation will be undertaken with:

e Key departments across Council
e Community Agency Stakeholders
e Councillors

To inform community members and stakeholders Community members and stakeholders will be kept

through a range of communication methods on the
project development.

To seek feedback from community stakeholders on
the Draft Boronia Renewal Strategy.

To meet the statutory requirements to review and
update the Planning Scheme Amendment.

To receive submissions on the proposed planning
scheme amendment that implements changes to the

up to date regarding each stage of the project.

Feedback will be considered by Council.

Formal statutory process through public exhibition
and Panel hearings.

Submissions will be considered by Council and
referred to an independent Planning Panel, if

Knox Planning Scheme. required.

A proportion of the engagement for this project also involved seeking the views of Council officers and key State
government stakeholders in relation to the current infrastructure, as well as social and cultural service environment and
future service trends that would have been noted by these stakeholders. The main step, and purpose of this report, was
the engagement with the community to understand the strengths, aspirations, needs and expectations of a future
Boronia.

This information will then be used by officers to develop Council’s draft Boronia Renewal Strategy to be exhibited for
public comment along with the proposed Planning Scheme Amendment in mid-2019.

The following document provides a summary of the key outcomes from the external stakeholders and community
engagement phase of the Boronia Renewal project.
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The Boronia Renewal Project commenced with Council responsibilities to review the
Boronia Structure Plan 2006 and address identified issues for the Boronia
Community as well as review Knox Planning Scheme controls that are due to expire
in December 2019.

The original Structure Plan was aligned to the then State Government policy
framework Melbourne 2030: Planning for Sustainable Growth which stretched
across the wider Melbourne metropolitan area identifying where growth should
occur. The metropolitan strategy identified Boronia as a Major Activity Centre,
outlining several conditions that were necessary for the Centre to perform well.

This State Government metropolitan strategy eventually evolved to become Plan Melbourne 2017-2050, retaining
Boronia as a Major Activity Centre but providing updated vision, guidelines and deliveries for the metropolitan area.

Further analysis to reconsider the Activity Centre boundary and controls within the Knox Planning Scheme was requested
by the Minister of Planning along with the recommendations of the Department of Environment, Land, Water, and
Planning to review structure plans every four years.

Moreover, today’s Boronia is very different from the Boronia of 2006 and the expedited rate of change will result in a
vastly different place by 2036. Council assets are aging and nearing the end of their lifespan with the Boronia Activity
Centre being under growth pressure from built, social, economic, and environmental issues. A review of the Boronia
Structure Plan 2006 revealed that despite the bulk of the Structure Plan’s action have been completed, some issues
persisted. This highlighted that a “business as usual” approach will not break entrenched issues and negative perceptions
affecting Boronia. As such, a realignment of past approaches with new thinking would be necessary to set a new vision to
lead Boronia towards a safe and secure future.

The Boronia Renewal Project works begun following its adoption in September 2017; aiming to create a Renewal Strategy
that will be a Strategic Planning document which establishes key directions for the future of Boronia. A comprehensive
approach has been favored in recognition of the need to initiate change on multiple fronts through a multi-disciplinary
renewal strategy.

The Project comprises, although not limited to, consolidated Background Report, Technical Studies, Implementation Plan,
Built Form guidelines, and the subsequent Planning Scheme Amendment.
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Figure 1 — Boronia Activity Centre and surrounding study area.
The study area comprises the current Boronia Activity Centre and surrounding fringe.

Overall, there are four stages of delivery to the project namely:
STAGE OUTPUT

STAGE 1 - Consolidated Background:

o Movement and Access Study;

Car Parking Audit;

Land Use and Built Form Structure and Transformation;
Walkability;

Planning Advice to assist delivery of the Boronia Renewal Strategy
(Planning controls, Activity Centre Boundary, Parking Overlay);
Boronia Economic Demand, Land & Site Options Analysis;
Knox City Heritage Advice;

Population growth, Social & Community Profile;

Assets, Community Service & Facility needs.

Background and research

O O O O

O O O O
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STAGE OUTPUT

- Community Consultations — (e.g. Boronia Future Community Survey, and
other workshops).

STAGE 2 - Key Directions Report;
- Creating a Safer Boronia Strategy:
o Safer Communities Fund Grant;
o Boronia CCTV renewal program.
- Draft Boronia Strategic Community Plan;
- Draft Planning Scheme Amendment;
- Draft Boronia Park Civic Concept Plan.

Strategy development

STAGE 3 - Final Boronia Strategic Community Plan;
- Final Boronia Park Civic Concept Plan;

Implementation )
- Planning Scheme Amendment.

STAGE 4 - Boronia Park Master Plan;

Ongoing service delivery - Upgrading lighting and walking paths.

As part of this, a new structure plan is required to guide and coordinate actions that will shape the future redevelopment
of the Boronia Town Centre and its surrounding neighbourhood. This new Structure Plan will be implemented to the Knox
Planning Scheme via a Planning Scheme Amendment.

The deliverable of this project to date has been a collaborative effort between:
. Knox City Council’s City Futures Team

° Knox City Council’s Community Infrastructure Team

° Knox City Council’s Sustainable Infrastructure Team

. Knox City Council’s Community Services Team

. Knox City Council’s Communications Team

. Hansen Partnership

. GTA Consultants

° Glossop Town Planning

° HillPDA Consulting

The purpose of this report is to provide an overview of the community engagement activities and communication that
were taken as part of, or influenced, the Boronia Renewal Project. This report draws together ideas and feedback
received from the community and a range of stakeholders with an interest in Boronia.

This report captures all the Community Engagement activity undertaken as part of Stage 1 - Background and Research,
and Stage 2 — Strategy development of the Boronia Renewal Project, compiling the key findings that helped drawing the
conclusion, i.e. the storyline, for Stage 3 of the project. Further Community Engagement Consultation will take place at
Stage 3 — Implementation during the exhibition of the Planning Scheme Amendment and will comprise a separate
addendum adding to this report at a later stage.

The Community Engagement Plan for the Boronia Renewal Project comprised a communication strategy which together

with the purpose of the Boronia Renewal Project aimed:
- To inform identified key audiences about the project, its deliverables, and outcomes.
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- To build long term relationships with the community and key stakeholders to support the preparation of a
Renewal Strategy and its implementation.

- To share specific information about Boronia sourced from the Community and Council Plan and a review of the
2006 Boronia Structure Plan.

- To highlight facets of the project.

- To invite feedback from, and to give feedback to, the community, within agreed timeframe. And,

- To identify opportunities for community intervention and input on future priorities.

To help achieve this project Council identified key audiences, key messages and the most appropriate communication
channels as part of the community engagement approach outlined below in section 3.

Knox Council has an ongoing commitment to engaging with its community (particularly those who will be effected by a
decision) to support well informed decision making, governance and democracy. The Boronia Renewal Project recognises
the diversity of skills, views and expertise embedded in the community and these are being harnessed to improve
planning and decision-making.

A Boronia Renewal Communications Strategy was developed to express the purpose, goals and measurement for
engaging with identified key audiences about the project, its deliverable and outcomes. It also identifies key
stakeholders, key messages and supporting messages of this project.

As this project addresses multiple issues in Boronia, it is important to reach as broad an audience as possible.

The following key actions and methodologies were identified for the community engagement process to gain input from
Council staff, community members, stakeholders and partners in Boronia:

METHOD OF COMMUNICATION USED EXAMPLE OF COMMUNICATION UNDERTAKEN

Web updates e Dedicated Boronia Renewal Project webpage with regular updates
and links to documents;

e Ability to provide feedback through Knox “have your say” website.
e Links to online surveys.

Subscriber bulletins e Bi-monthly digital Boronia information bulletin emailed to subscriber
(voluntary subscription).

Media releases and Local Community e Social media promotion reaching and feedback;
Paper e Local media and community paper article and advertisement with:
o Knox Leader;
o Boronia-Basin Community News.
e Council’s ‘Knox Biz’ economic information bulletin.

Other Communications e  Promoting advertisement:
o Bus shelters advertising;
o  Council lobby buildings advertising;
e Distributed information Booklets and promotion postcards;
e Radio Segment;
e Social media advertising;
e  Focus project mail out to owners, residents and retailers;
e Stakeholders’ electronic mailing lists.
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METHOD OF COMMUNICATION USED EXAMPLE OF COMMUNICATION UNDERTAKEN

Community Information Sessions e  Surveys;
e Community Conversation Sessions and workshop;
e  Walking tours.

Focus Group and workshops e  Stakeholders workshops (Service providers - Government agencies);
e Traders & Business workshop.

Council and Councillors meetings e Councillors briefing;
e Council meeting;
e  Council staff and Councillors workshop - walking tour;
e EMT briefing.

Scheme Amendment Exhibition e Refer to Addendum document.

The overall community engagement objectives for the project were to:

OBJECTIVE PROMISE

To seek advice from community members on their Community members and stakeholders will be kept up to
vision and aspirations for Boronia. date regarding each stage of the project.

To involve stakeholders (including Councillors, Involvement will inform the Key Direction Report being
Council staff and Community Organisations) in a presented to Council.

Charrette to assist in identifying key directions to
inform the development of the Boronia Strategic
Community Plan.

To seek feedback from community members on the Feedback will be considered by Council.
draft Key Directions.

To inform community members and stakeholders Community members and stakeholders will be kept up to
through a range of communication methods on the date regarding each stage of the project.
project development.

To seek feedback from community stakeholders on Feedback will be considered by Council.
the Draft Boronia Strategic Community Plan.

To receive submissions on the proposed planning Submissions will be considered by Council and referred to an
scheme amendment that implements changes to the | independent Planning Panel, if required.
Knox Planning Scheme.

The key message for all engagement in this project was:

‘Boronia is one of our oldest suburbs and is undergoing significant change. Council is
committed to working with community to revitalise this much loved area.’

A mix of communication channels and methodologies were utilised in order to best match messages and ensure that they
get to the right audience in a timely and effective fashion.
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Engagement Plan Overview
KEY ENGAGEMENT
Boronia Future Community Survey
Community Conversation Session
Workshop - Traders & Business workshop
Workshop - Service Providers
Workshop - Community Groups
Car parking Community Survey
Councillor ‘Wayfinding” walking tour of Boronia
Instagram #Trees of Boronia
Safety Perceptions Survey

Creating Safer Boronia walking tours and workshops

Community Information Drop-In Session and Draft
Renewal Strategy Survey

Youth Perspective Survey and,

Young Children’s Views of Boronia

Movement and Access Focus Group

Stakeholders one-on-one meetings

Planning Scheme Amendment Exhibition

AUDIENCE/KEY STAKEHOLDERS
Boronia property owners
Boronia residents

Boronia retailers/traders

Knox and Boronia community

Boronia community groups

Councillors and Council staffs

City of Knox advisory committees

WHEN
Oct-Nov 2017
27 Oct 2017
6 Feb 2018
15 Feb 2018
15 Feb 2018
Apr 2018

19 Apr 2018
May 2018
Jun 2018

9to 11 Oct 2018

13 Nov 2018
Nov-Dec 2018
Nov-Dec 2018
Nov-Dec 2018
19 Dec 2018
Various Date

TBA —Part 2

Attachment 6.5.1

PROJECT STAGE RELATED

Stage 1 - Background and Research
Stage 1 - Background and Research
Stage 1 - Background and Research
Stage 1 - Background and Research
Stage 1 - Background and Research
Stage 2 — Strategy development
Stage 1 - Background and Research
Stage 2 — Strategy development
Stage 2 — Strategy development
Stage 3 — Implementation

Stage 4 — Ongoing service delivery

Stage 2 — Strategy development

Stage 2 — Strategy development
Stage 2 — Strategy development
Stage 2 — Strategy development
Stage 2 — Strategy development

Stage 3 - Implementation

Residential, business, investors.
Tenants, Owner-occupiers.
Business owners and operators.

Residents, visitors, workers, Boronia facility/service users
(Early years centres, library).

Sporting, Seniors, Youth, Recreation/Leisure Groups, and
faith-based groups.

Local Councillors, Council, Senior Management, City
Development, Corporate Services, Community Services,
Engineering and Infrastructure; Community formed advisory
committees.
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AUDIENCE/KEY STAKEHOLDERS

Local elected members State and Federal representatives.

State and Federal government Government Agencies and Authorities.

Agencies and service providers Not-for-profit, social enterprise, utilities and infrastructure
providers.

A detailed stakeholder database was developed to provide points of contact for the purpose of community engagement
associated with the Boronia Renewal Project. The database comprises people from the following areas of
interest/expertise in the following thematic:

. Local Knox Councillors and relevant officers;

. Local State and Federal politicians and relevant representatives;

. Traders and business operators in Boronia;

. Agencies and Service providers from Not for Profit organisations, State and Federal Government, Hard infrastructure
providers;

. Community Groups in Boronia;

. Community members, visitors, owners and residents, who have registered an interest in the project for a recurring
e-newsletter.

The community engagement builds on the extensive consultation undertaken as part of the preparation of the 2006
Structure Plan and other community engagement prior to the Boronia Renewal Project.

The following engagement activities occurred in Boronia over the past four years. Information from the local community
on these projects has been helpful in gaining a better understanding of their thoughts on the key issues raised. The four
projects were:

e Renew Boronia — a local economic renewal project (2014);
e Boronia Library Redevelopment Feasibility Study (2015);

e Boronia CCTV Project (2015);

e  Knox Community and Council Plan (2017).

The Boronia Future Community Survey was initiated as a means of promoting the Boronia Renewal Project and gave a
direct opportunity for the community to influence the directions of the project from its earliest stages. It provided people
with the opportunity to stay informed about the project through receiving regular updates.

The survey audience was to consult with the community at large, especially people interested in the future of Boronia,
and particularly people who live, work and play in Boronia. The survey was widely distributed and open to all, it was not a
requirement that respondents had an immediate connection to Boronia in order to provide their thoughts and opinions.

The survey was open from the 23 October to 17 November 2017, and administered through a combination of online and
hard copy questionnaires. The online portal was the primary means for its convenience, efficiency in data collection, and
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ease of distribution. However, hard copy questionnaires were available at the community conversations event, upon
request, or through being combined with supported service provider interactions, particularly with aged care services.

The survey was publicised by Council through a combination of the following:

e Link posted on the Knox website for the duration of the survey, including;
o The “Haveyoursay” Knox page;
o The development of a Boronia Renewal Project page;
o Announcement on the Knox City Council main page.
e Displayed on screen at Civic Centre Customer Service Counter for the duration of the survey;
e Paid advertisement in the Knox Leader during the week of 15 October 2017;
e  Emails sent to Boronia community groups, service providers and agencies advising about the project with a link to
the survey asking them to promote it to their members during the week of 23 October 2017;
e Social media advertisement (Facebook and Twitter) to a local area in Boronia on 24, 27, and 31 October and 15
November 2017;
e School newsletter notice for Boronia K-12, Boronia West and St Joseph’s Primary Schools during the week of 23
October 2017;
e In-person Community Conversation Sessions in front of Coles/Kmart and Dan Murphy’s in Boronia from 9 AM — 12
noon on Saturday, 28 October 2017 [refer to Section 3.7.1];
e  Flyers with information and the survey web link left at key council facilities in the Activity Centre (e.g. Knox
Leisureworks, Boronia Library, Park Crescent Child Care and Maternal and Child Health Centre, Boronia Senior
Citizens, and Knox Infolink).

The most successful method was the social media advertisement on Facebook and Twitter. In addition to Council’s
promotion and regular prompts, a community member posted a link to the online survey on Facebook, in response to a
post by the Knox Leader related to their article about the Boronia Mall. This was at the time when the survey opened. It
is likely that this independent community promotion, along with word of mouth in other forums, also helped contribute
to the significant engagement levels that the survey generated.

The data collection tool for this phase of community engagement was a short, self-administered survey including both
quantitative and qualitative open-ended questions. The survey comprised of ten questions, some with multiple parts,
aimed at understanding what people most like and dislike about Boronia, how often people visit certain community
facilities and places in Boronia, and people’s suggested recommendations for future planning.

Socio-demographic questions included age (service age groups), household size (number of people), and residential
location (street name in Boronia or postcode outside Boronia). Information related to Aboriginal and Torres Strait
Islander status and gender were not collected due to privacy concerns and potential impacts on participation.

In recognition of many people’s time constraints, the online survey was designed to be quick and easy for people to fill
out at their convenience.

The response rate was very good with 527 surveys completed. This included approximately 487 completed on line and 40
hard copies (which were manually keyed in). It represented a good age range of people from 18 — 70+ years and was
mildly comparable to the Boronia population. In particular there was:

e Anunder representation of the oldest age groups (70-84 and 85 and over) and the younger adults (18-24);

e Anover representation of the 25-49 year olds ;

e Asimilar representation of 50-59 and 60-69 year olds;

e 300 respondents identified as Boronia residents.

The lists below demonstrate the top feedback gathered from this consultation. These have been grouped as the five
responses as to what people liked, disliked and what Council’s future planning should focus on.
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The top 5 responses to what people like about Boronia were:
Environment, parks and open space (185)

Shopping, access and convenience (139)

Good access to public transport and major roads (124)
Central convenient location (91)

Close to the hills, country (72)

A WLWNR

The top 5 responses to what people least liked about Boronia were:
Boronia Mall outdated- public behaviour — safety (164)

High density — over development (135)

Outdated and rundown buildings — shops —areas (99)

Drugs (88)

Crime and safety (85)

Lk bk

The top 5 responses to what people feel Council‘s future planning should be focused on were:
Rejuvenate Boronia Mall (150)*

No more housing development (108)

Vibrant shopping centre (106)

Retain and maintain open spaces and green (105)

More parking (82)

* This post was cross referenced in an earlier post from the Knox Leader about the Boronia Mall and included a link to the survey/webpage which may
explain its popularity and possible impact on the Boronia Survey Results

aAwWN R

The survey indicated that the top five services and venues visited weekly in Boronia are:
The Boronia Mall (38)

Boronia Basketball Stadium (16)

Knox Leisureworks (16)

Chandler Park Reserve (13)

Boronia Park (10)

VA WNR

The answers do highlight there is a shared view about particular issues regarding the condition of the town centre. The
following matters were raised with a certain level of commonality.

e Importance of parks and open space, the range of shopping opportunities, and good transport connections across all
age groups and household types surveyed.

e Concerns about poor amenity, public safety, and anti-social behavior around the shops, with a particular focus on
drugs as a problem amongst people 18-24 years old.

e  Frequent suggestions related to refurbishment of the Boronia Mall, particularly amongst people 18-49 years old.

e Perceived overdevelopment was a key concern driven primarily by people over the age of 50, though it was also
mentioned by other respondents.

e Boronia Mall is relatively well patronized, with 38% of respondents reporting they visit weekly and only 6% reporting
they don’t visit at all.

e  Basketball Stadium visits are mixed, with 16% of respondents reporting they visited weekly and 60% reporting they
didn’t visit at all.

e  Facilities like the Boronia Progress Hall, Senior Citizens Centre, and St. Johns Ambulance hall may be underutilized,
which suggests opportunities to improve or broaden access.

This exercise has also had secondary benefits to the Boronia Renewal Project by providing learnings outside its core

purpose:

e Alarge number of respondents (250) registered their interest in participating in the project and this group can be
harnessed as a touchpoint for gathering feedback on specific issues.

e Theresponse has suggested a high digital literacy rate of the community, which could enable Council to make better
use of social media platforms to generate project awareness, share information and make process adjustments to
better respond to the community
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One of the feedback of the Boronia Future Community Survey identified ‘more car parking’ amongst the top five priority
that should be focused on in Boronia. The car parking survey was initiated to investigate this topic closer with the intent
to gather information on how the various parking spaces/locations are currently used, identify usage pattern and
hotspots. This information is intended to be used to:

e Plan for future growth in and around the town centre;

e Provide feedback useful for the preparation of the Boronia Parking Management Plan; and

e Sow seeds for behaviour change to active modes.

The car parking issues in Boronia was also accompanied by a Car parking Audit undertaken by Council officers which,
together with the Car parking Community Survey, will intend to guide the future development of a Parking Management
Plan for Boronia.

The primary audience was that of any persons living, working, or travelling and commuting to/from/via Boronia, whether
by any means of transportation, so as to draw an overall picture on car parking issues in particular but also on mobility in
general.

The survey was open from 1 April to 30 April 2018, and administered online. The survey was circulated initially to our
‘Registered interest pool’ of 300 email addressed and also drew on the traders and business operators database. The
survey was set to coincide with an article in the April edition of the Boronia/Basin Community Newspaper and further
promoted through the Boronia Renewal website.

The survey was publicised by Council through a combination of the following:
e Link posted on the Knox website for the duration of the survey,
including:
o The “Haveyoursay” Knox page;
o The Boronia Renewal Project page;
o Announcement on the Knox City Council main page.
e Boronia E-newsletter emailed to Community subscribers.
e  Emails sent to community groups and traders/business
operators.
e Article on April edition of the Boronia Basin Community News.
e  Paid advertisement in the Knox Leader during the week of 17 April 2018.
e Displayed on screen at Civic Centre Customer Service Counter for the duration of the survey
e Social media advertisement (Facebook and Twitter) with post on Facebook on 7, 19, and 29 April 2018 and
promotion via Twitter on 1 and 27 April 2018.

The most successful method of distribution was estimated to be Council E-Newsletter which drew 70 visits to the survey,
accounting for approximately 1/5 of all respondents through this medium alone.

It is also noted that the social advertisement of the survey via Facebook received some attention. These comments are
discussed at Section 3.4.4.

The data collection tool for this was a self-administered survey including mostly quantitative and some qualitative open-
ended questions. The survey comprised a total of 41 questions overall with section dedicated to residents/visitors or to
business/employees. The survey aimed at understanding usage patterns, identifying problematic areas, and demand in
relation with behaviour.
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Socio-demographic questions included: gender, age (service age groups), employment status, possession of a disable
parking permit, household size (number of people, number of bedrooms), and residential location (suburb, if applicable -
street in Boronia). Information about vehicle ownership and parking (type of vehicle, car parking provision), mode of
travel, and parking behaviour within Boronia were also asked.

In recognition of many people’s time constraints, the online survey was designed to be quick and easy for people to fill
out at their convenience.

The response rate was good with 357 surveys completed online. It represented 50% of respondents living in Boronia for a
total of 88% being Knox residents.

The lists below demonstrate the top feedback gathered from this consultation. These have been grouped as the top five
responses with regard to vehicle ownership per household, street parking, and car parking popularity.
Top three number of car ownership/Boronia household:

1- 2 cars (88 respondents)

2-  1car (37 respondents)

3-  3cars (25 respondents)

Top three number of bicycles ownership/Boronia household:
1- 2 bicycles (19 respondents)
2- 1 bicycles (19 respondents)
3-  No bicycles (18 respondents)

Top 5 reasons for parking in the street (of 172 car owner respondent whom park on the street):
Only using space for a short time (31 respondents)

Not enough visitor parking (22 respondents)

Easier access (13 respondents)

There is limited space off street (9 respondents)

The parking space is used for storage (7 respondents)

Lk bk

Main method of transportation to visit Boronia Town Centre:
. 90.5% drive themselves.
. 55% identified they can find a car parking spaces within 5 minutes.
. 75% identified that the parking limitations are adequate.

Top 5 most used car park:
Dorset Square
Boronia Junction
Boronia Village
Dan Murphys
Coles multi-level

Uk LNk

The answers do highlight the following matters:

e Ahigh percentage of females completed the survey representing 65% of all respondents;

e Young adults and youth (less than 25 years of age) were unrepresented in this survey, being only 4% of
respondents;

. In general, respondents who live in two or three person households, have more bedrooms than people.
However, four and five person households have less bedrooms than people. For instance One-person households
predominately live in two or three bedroom dwellings while respondents who live in four person households,
mostly live in three bedroom dwellings.

. The average car ownership for Boronia residents equates to approximately 2.4 vehicles per person, making
Boronia highly car dependent.
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. Reasons for parking on the street was largely the residents’ choice rather than by lack of private car parking
spaces although 54% of respondents said there is not enough on street parking despite that 75% said they rarely
park on the street.

. 58% of respondents said parking after 6pm was an issue, with the width/layout of street and parallel parking
being the main problem identified as leading to busy and congested road. The limitations on the ability for
vehicle to pass each other freely appears to be the main issue.

The feedback of the Boronia Future Community Survey identified the following three items within the top five of what
people least like about Boronia: Crime and safety, Drugs issues, and Outdated and rundown buildings — shops —areas,
which can be deemed to impact on general safety perceptions. These items were identified by both residents and
workers/businesses operators.

Council was keen to explore the experiences and perceptions of safety in Boronia to gain a better understanding of where
and what these issues may be. The purpose of this survey was therefore to gather more information so as to help guide
Council’s future actions on this matter.

The primary survey target was with people who live, work, or own a business in Boronia but was opened to the
community at large with an interest in Boronia.

The survey was open from 28 June to 31 July 2018, and administered online. The survey was circulated to persons
registered to the Boronia E-newsletter.-The survey was also set to coincide with the June edition of the Boronia/Basin
Community Newspaper and further promoted through the Boronia Renewal and Knox “haveyoursay” webpages.

The survey was publicised by Council through a combination of the following:
. Link posted on the Knox website for the duration of the survey, including
o The “Haveyoursay” Knox page.
o The Boronia Renewal Project page
o Announcement on the Knox City Council main page
. Boronia - The Basin Community News article in the June and July 2018 editions
. Boronia E-newsletter bulletin emailed to subscribers on 4 July 2018
. Displayed on screen at Civic Centre Customer Service Counter and Boronia Library for the duration of the survey
. Email to members of Council Youth Advisory Committee
e  Social media advertisement with post on Facebook on 6 July 2018
. Postcards left at local retailers

Council E-Newsletter drew 36 visits to the survey, consisting of approximately 1/10 of all respondents through this
medium alone.

The data collection tool for this was a self-administered survey including mostly quantitative and some qualitative open-
ended questions (2 questions). The survey comprised of 21 questions overall with section dedicated to perceptions and
experiences. The survey aimed at understanding usage patterns, problematic areas, and demand in relation with
behaviour.

Socio-demographic questions included: gender, age (service age groups), identification as whether of aboriginal or Torres

Strait Islander background, and residential location (suburb, if applicable - street in Boronia).
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In recognition of many people’s time constraints, the online survey was designed to be quick and easy for people to fill
out at their convenience.

The response rate was good with 271 surveys completed online, with 55% of respondents being Boronia residents (149
respondents).

The lists below demonstrate the top feedback gathered from this consultation. These have been grouped as the top five
responses with regard to perceptions of Boronia (all respondents and residents only), locations to avoid (night and day),
and improvements.

Overall top five perceptions of the Boronia Town Centre (all respondents):
1. 74% are dissatisfied with the overall appearance;
70% think drug use and drug dealings are a major problem;
67% think that people hanging around in the street are a major problem;
65% are dissatisfied with the general maintenance, cleanliness, and property maintenance of the Town Centre;
64% are dissatisfied regarding feeling the safety in the Town Centre.

LA W

Overall top five perceptions of the Boronia Town Centre /Neighbourhood (Boronia Residents):
1. 45% are dissatisfied with the sufficiency of street lighting to allow to walk safely (31% neutral)
2. 44% are dissatisfied with the general maintenance, cleanliness, and property maintenance of the Town Centre
(23% neutral);
3. 44% are dissatisfied with the overall appearance (24% neutral);
4.  37% identified anti-social behaviour as encountered breach that affected their safety;
5. 25% identified graffiti as encountered breach that affected their safety.

The additional two responses were also provided freely by respondents:
. Intimidation and aggressive behaviour related to drugs (6 references)
e Speeding vehicles (2 references)

Top five locations identified as unsafe and to be avoided during the night:
The whole of Boronia Town Centre (7 references)

Boronia Train Station (7 references)

Alleyways and Laneways (6 references)

Woolworths (5 references)

Kmart and Coles car parks (4 references)

A WNBR

Top five locations identified as unsafe and to be avoided during the day:

The whole of Boronia Town Centre (7 references)

Boronia Train Station (6 references)

Chandler Park and Boronia Park (2 references)

Coles (2 references)

Erica Ave pedestrian crossings — Floriston Ave footpath — Kmart multi-level car park — Taxi rank near Kmart —
Woolworth (each with 1 reference)

kLR

Top five selected measures to improve safety in Boronia:
Increased police presence (139 responses)
Increased lighting (81 responses)

Alcohol restrictions (70 responses)

More CCTV cameras (64 responses)

Creating employment (37 responses)

A WNR

The answers do highlight the following matters:
e A high percentage of females completed the survey representing 63% of all respondents;
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. Young adults and youth (less than 25 years of age) were unrepresented in this survey, being only 2% of respondents;

. The surrounding environment, layout, visual cues, and its physical quality, are likely increasing perceptions and fear
of crime with even further entrenching views of threatening social behaviour occurring. As such, the sourcing of
police data from the Crime Statistics Agency would be valuable to further evaluate the crime and safety profile for
Boronia compared to perceptions that may be more entrenched by the visual environment.

e Actions that would involve input from people were not as supported within the top five selections - community events
(7" place with 30 respondents); -neighbourhood watch (10" with 13 respondents).

. Top three social behaviours considered as problems in Boronia consisted of — Drug use (70% major problem and 24%
minor problem); - People hanging around in the street (67% major problem and 26% minor problem); - Violence and
aggressive behaviour (54% major problem and 39% minor problem).

o People hanging around the street was considered as a major problem which would warrant further
investigation with regard to the notion that a busier street life would allow for greater mutual surveillance.

. Top three appearance and structural issues considered as problems in Boronia consisted of — Rubbish (44% major
problem and 43% minor problem); - Poorly lit bus stops (43% major problem and 40% minor problem); - Vandalism
(39% major problem and 51% minor problem).

. People felt safest being in the town centre between 9am — 12pm.

e 32% felt safe during the day at Dorset Square compared to 15% at night

. Only half of respondents are aware of CCTV cameras at the train station for just over a quarter being aware of CCTV
cameras at car parks; all other safety measures being even less recognised.

° Increased police presence is considered a priority; further investigation as to whether the increased presence of
Protective Safety Officers (PSO) throughout 2018 has improved safety perception at the train station.

This consultation involved the presentation of the Draft Boronia Renewal Strategy Key Directions report. The draft report
incorporated the results identified from comprehensive consultation and community engagement that was undertaken as
both part of Stage 1 and Stage 2 of the Boronia Renewal Project in its strategy and the outcome of numerous background
research. The purpose of this consultation was to gather community input to each of the Key Directions developed for
this Draft Strategy as to help inform the final direction of the Boronia Renewal Strategy.

The draft report was submitted for consultation to the community at large, by presenting the draft Vision and Key
Directions for Boronia 2040 for feedback to anyone with interest in the future of Boronia, and particularly people who
live, visit, work and play in Boronia.

The feedback period was open from 30 October to 30 November 2018 and

administered online via a survey. The communication method involved

two parts:

e  The presentation of the Draft Boronia Renewal Strategy prepared by
Knox City Council for information.

. The gathering of any feedback on the Key Directions presented within
the Draft Boronia Renewal Strategy.

The report and survey were publicised by Council through a combination
of the following:
° Hard copies of the report on display at KCC, Boronia Library, Knox Leisureworks, Infolink.
° Link and digital copy of the report and survey posted on the website including:
o  Boronia Renewal webpage — copy of draft
o  ‘Haveyoursay’ webpage —link to survey
o front page of Knox website
o  Council’s Intranet
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. Displayed on screen at Civic Centre Customer Service Counter, Boronia Library, and Leisureworks Centre for the
duration of the survey

° Social media advertisement with post on Facebook on 3 December 2018

. Boronia E-newsletter bulletin emailed to subscribers in November 2018;

. Boronia - The Basin Community News article and Advertisement in November 2018 edition;

. Advertisement in Knox Leader on 30 October and 20 November 2018;

. Mayoral interview and radio message on Eastern FM community radio;

. Email to members of Council Youth Advisory Committee;

° Postcards in Boronia retail areas;

. Posters in Boronia retail areas, Boronia library and Knox Leisureworks;

. Community information session held in Boronia in November 2018;

. Knox News Summer 2018 edition — hard copy and electronic bulletin.

The report set the scene via 9 key directions; identifying the current context, challenges, strategy for the future and
questions for the community to think about and provide feedback.

The data collection tool for this was an online and hardcopy survey. The accompanying survey comprised a total of 37
questions overall with section dedicated to each of the Nine Key Directions presented within the Draft Boronia Renewal
Strategy. The survey aimed at gathering perceptions and opinions towards each Key Directions statement, as well as
suggestions and ideas. Socio-demographic questions included: gender, age (service age groups), identification as whether
of aboriginal or Torres Strait Islander background, and residential location (suburb, if applicable - street and lifespan spent
in Boronia).

The feedback questionnaire was also communicated and made available during the Community Drop-In session discussed
at Section 3.6.5.

In recognition of many people’s time constraints, the online survey was designed to be quick and easy for people to fill
out at their convenience.

The response rate was good with over 90 responses feedback completed online and two more hardcopy survey
completed with 54% of respondents being Boronia residents, of these, over a third of respondent have lived in Boronia
for less than 3 years and a third have lived in Boronia for more than 10 years.

The lists below demonstrate the top feedback gathered from this consultation. Between 78 and 87 people provided an
indication of their level of support for each of the nine Directions outlined in the Draft Strategy.

Of the nine key directions, the one with the strongest support was “Boronia is a green place with spaces to play”, with
almost two in three respondents giving this Direction the highest support rating (5), and another 19% giving it the second
highest support rating (4). The second most supported Direction was “Boronia is a healthy, active and connected
community”, with almost half of the respondents giving this Direction the highest support rating (5), and another 35% giving
it the second highest support rating (4).

The top answers or suggestions to each key directions are grouped as follow:

e Boroniais a unique place
o Expansion and improvement of green space, parkland, and garden (28%);
o Retain, upgrade, and integrate the library/basketball stadium into a hub (22%);
o Revamp, upgrade, and fill shops (19%).

e  Boronia has quality living environments
o Building appearances and materials (48%);
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Building heights (46%);

Retain Heritage buildings / lighting of public places (both 43%);
Water sensitive urban design (36%);

Car parking spaces (34%).

O O O O

e Boroniais a healthy, active and connected community
o Provide activities and things to do (29%) — events, leisure, market, outdoor movies, youth activities, etc.;
Provide outdoor places (18%) — tables/chairs, alfresco dining, configuration of open spaces;
Provide safe public places (18%) — police, lighting, safe environment created;
Provide indoor community space (16%) — community centre, theater;
Brings the arts (16%) — funded program, local artists, and place to perform.

O O O O

e Boroniais resilient
o Listen and respond to the community (community led decision making, check Facebook comments, work
together, etc.) — 9 respondents;
o Stop inappropriate development (subdivision, apartment, overdevelopment) — 6 respondents;
o Show the community some change (show actions, invest, take concrete actions) — 6 respondents.

e  Boronia nurtures small to medium enterprises, micro-making and social enterprise
o Evening activities and seasonal events (76%);
o Leisure and entertainment options (72%);
o Community groups that meet in Boronia, free activities and recreational or heritage walks (each 70%;

e Boroniais a green place with spaces to play
o More canopy tree planting and create places to sit in the shades and rest in the town centre (both 76%);
o Landscape areas along street and footpaths (75%);
o Introduce tree protection controls (55%).

e  Boroniais smart and digital

Street furniture including drinking fountains (67%);
Additional and improved pedestrian paths (51%);
Additional crossing points over busy roads (49%);
More street lighting (46%);

Improved drainage (37%);

NBN (33%).

O O O O O O

e Boronia has an active nightlife
o Market (78%);
o Festival/fair (65%);
o Live music events (27%);
o Outdoor cinema and food trucks (both 19%).

e Boronia is growing through cohesive land use and urban infrastructure
Update the area (21%);

Remove drugs and ‘undesirables’ (19%);

Clean the area (19%);

Improve safety (12%);

More green space (10%).

O O O O
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The Boronia Future Community Survey result revealed an under representation of the younger adults (18-24) age group.
Youth and young adults were also under represented as participant in all subsequent consultation survey and
consequently, it was deemed important to seek the views of this demographic for this important project. Council also
recognised this gap and voted a motion on 23 July 2018 requesting that further consultation be undertaken with the
Youth and Children age group as part of Stage 2 of the project.

The purpose of this consultation was to gather the thoughts, experiences, ideas and views of youth and young adult so to
enhance decision-making with greater ownership of outcomes by the whole community. The purpose of engaging with
children and young people regarding the Boronia Renewal Project is also to ensure that strategies and outcomes
proposed are relevant, age appropriate and appealing to the whole community.

The target audience for this consultation was young people, to include 10 year old and ranging to 25 year old who live,
study, work or play/frequent Boronia. However, because the survey was widely distributed and open to all it was not a
requirement that respondents had an immediate connection to Boronia in order to provide their thoughts and opinions.

Council Youth Services Department approached the Youth Advisory Committee (YAC) for their advice and input on
developing a strategy for engaging with young people in Boronia. The survey was designed and distributed in
collaboration with Knox Council’s Youth Advisory Committee subsequent to brainstorming sessions with the committee.

The survey was promoted by Council and the Youth Advisory Committee through a combination of the following:

. Visits to schools (parts of the pop-up approach) at Boronia Heights and Boronia K-12;

. ‘Pop-up’ exhibit and consultation at Knox Carols Event, Leisureworks, and Boronia Library. Young people were
tasked to promote the survey and approach potential respondents at two of the five pop-up consultations.

The survey was promoted during November 2018.

The data collection tool for this was a self-administered survey. The survey comprised of eleven open-ended questions.
The survey aimed at understanding what people most like and dislike about specific parts of Boronia, how things could be
improved, and young people’s hopes for the future of Boronia.

Socio-demographic questions included: age, gender, Aboriginal and Torres Strait Islander status, and residential location
(by suburb).

In recognition of many people’s time constraints, the online survey was designed to be quick and easy for people to fill
out at their convenience. Young people were given the choice of the Train Station, Dorset Square and Boronia Park, as to
which area of Boronia they wanted to give feedback on.

The response rate was 265 completed surveys with 75% of respondents being Knox residents and 13% being Boronia
residents. An additional 26 responses were gathered as group responses through visits at primary schools [totaling 291
responses].
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The lists below demonstrate the top feedback gathered from this
consultation.

Of the 265 survey responses, the Train Station made up 48% of
responses, Dorset Square made up 23%, Boronia Park made up 19% and
a further 10% didn’t choose a specific area. This provided an early
indication about what areas mattered most too young people and also
gave an idea as to what areas are most frequently used within this
demographic.

Top answer to TRAIN STATION DORSET SQUARE BORONIA PARK
questions (planning
effect answer)
What is liked most Accessibility (36%) Variety of shops, Park facilities and
about area services, restaurants playground (43%)
(63%)
What is not liked about Social issues (32%) Worn out facilities and Rubbish and littering
buildi 27% 25%
area e Worn out facilities uildings (27%) (25%)
(29%) e Proximity to busy
road (17%)
Ideas to fix it More policing/security Redevelop Dorset Clean up litter (24%)
40% S - bli
(40%) quarj ; (33(y;)u = e Family friendly
space/events
e Renovate, introduce P 0 spaces (10%)
green spaces (24%)
What would you want Renovated and modern Newer updated shops Improved current
to see in the future train station (23%) with more street life facilities (23%)
(19%)

Overall, young people appreciate the variety of services and shops offered in Boronia but recognise that more attractive
shops could be still be swayed into establishing in Boronia, particularly another anchor retailer. Young people principally
recognise the rundown state of buildings and public infrastructure, with littering and safety (social issues) equally being as
major issues. Street life and public activities, public squares space are noted as a desirable outcome.

The answers do highlight the following matters which were quoted from responses and consultation and considered
worthwhile ideas:
“Well Melbourne Street Art seems to be attracting people to the city. Why not do something similar at Boronia

Mall except make it unique. | do have some ideas about that!”;

- “Open aired walkways and family friendly areas”;

- “Updating street furniture and greenery in the area - maybe providing more shade areas. Encouraging more
events and activities in the area, possibly? I'm not sure what can be done to update the shops!”;

- “Afew bigger name stores perhaps a chemist warehouse and a Big W or Target. Outdoor dining sort of like Knox
ozone could be another idea.”;

- “A nice open space with nice attractions events and performers” and “Food festivals, craft festivals, arts and

culture events”;
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- “Organise another youth street art project - have young adults learn more about street art and community
development whilst investing themselves in it - where people graffiti, create a canvas, where people litter, make a
garden.” And “More art, edible gardens and other plants, more youth-made sculptures and other.”;

- “Redevelop it. Move the station underground and use the land above for a park that acts as a new “town square”,
and then prepare to redevelop immediate surrounding property into mixed use residential/commercial mid-rise
buildings.”;

- “Community and council work together one weekend to fix up the park”;

- “A dog park”;

- “A youth gym”.

The Boronia and The Basin Community News is a monthly free community-run newspaper distributed to 12,000
properties in the suburbs of Boronia and The Basin. The medium has emphasis on local news, events, and issues
presented from a local viewpoint.

Council recognizes the importance and involvement of this medium in the community and presented a series of articles

newspaper about each key milestones of the Boronia Renewal Project.

. February 2018 edition — thanked the community for the active response to the Boronia Future Community Survey
and included quick snapshot of the feedback received.

. March 2018 edition - comprised a half page article which summarises the milestone accomplished so far following
the Boronia Future Community Survey and following targeted workshop. The article also invited community member
to register to the e-newsletter to stay informed.

e April 2018 edition — as per the previous edition, the article provided feedback on the community survey and
workshops, but particularly invited readers to partake the Car Parking Survey Consultation.

. May 2018 edition — elaborated on the ‘bush boulevard’ concept and further on the importance of the natural
environment feeling as retrieved from the Boronia Future Community Survey. The article invited reader to provide
information regarding favourite trees through the #treesofBoronia consultation.

e  June 2018 edition — comprised a quarter page article which summarises the milestone accomplished so far such as
the commencement of the CCTV installations, the conclusion of the #treesofBoronia consultation. The article also
announces the federal grant received for safety improvement to install lighting and informs that further consultation
will be held with regard to safety. The article also invites community member to register to the e-newsletter to stay
informed.

. July 2018 edition — comprised a full page article which discussed about the results of previous consultation and the
concerns raised about safety. It also provided a summary of the car parking survey result. The article further
informed about ongoing CCTV installations and welcomed feedback on the safety survey. The article also invites
community member to register to the e-newsletter to stay informed.

. August 2018 edition — comprised a half page article which summarized the projects key directions, the completion of
the safety survey and detailed further steps of the project, particularly the youth consultation. The article also
informed that the CCTV installations is now completed. The article also invites community member to register to the
e-newsletter to stay informed.
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. September 2018 edition — comprised a third page article on the noted effects of the CCTV installations and the
outcome of the safety survey with preliminary results and forthcoming audits to address some issues. The article
also invites community member to register to the e-newsletter to stay informed.

. October 2018 edition — announces the development of the Renewal Strategy vision which will be finalized and in
consultation in the next month. It also announces the current safety audit walks and invite people to register their
interests.

. November 2018 edition — comprised a full page article and promotion inviting people to participate in the “Draft
Boronia Renewal Strategy” consultation and provided an update article detailing the steps of the project to date,
including previous consultation that were undertaken with the “Create a safe Boronia” walking tour.

. February 2019 edition — summarises the consultation actions undertaken by Council and thank the community for
participating. It provides an update on the scheduled finalization of the strategy.

Knox Leader is a weekly community news presented in both hard copy and digital newspaper and owned by a media
conglomerate. The newspaper is published as part of the “Leader Community Newspaper” group which is divided in
municipal district covering the whole of metropolitan Melbourne.

Knox Leader is the part of this group dedicated to the municipal district of the City of Knox with a free distribution of

151,000 reach.

. Knox Leader paid advertising for the Boronia Future Community Survey Consultation on 15 October 2017.

. Knox Leader paid advertising for the Car parking Survey on 17 April 2018.

. Knox Leader half/quarter page advertising for the Draft Boronia Renewal Strategy Consultation — 30 October and 20
November 2018 edition which promoted the survey and invited prospective participants to consult Council’s
‘Haveyoursay’ and Boronia Renewal Project webpage.

. On 2 November 2018, Knox Leader published an article reporting on the renewal process which was titled: “Knox
Council’s draft Boronia Renewal Plan outlines ideas to boost the suburb” which happened in the middle of the
consultation feedback on the draft strategy. The article quoted certain aspect of the draft renewal strategy and the
implications it may have on Boronia. It also included interviewed quote from local traders before inviting reader to
consult and provide feedback to the draft Renewal Strategy.

Knox Biz is bi-annual publication run by Council’s Economic Development Team and mailed/emailed to businesses located
within the municipality. The bulletin seeks to showcase local businesses success stories and inform businesses of relevant
Council projects, events and services.

The following issue of Knox Biz showcased some information related to the Boronia Renewal Project:
° Issue 61 — April 2018, comprised a brief description of the project within the Mayor’s Message, praising the
community engagement and providing links to the Boronia Renewal Project webpage.

. Issue 62 — November 2018, comprised a descriptive summary article updating the business community on the
Boronia Project and its current stage.
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Knox News is a seasonal news bulletin prepared by the City of Knox Council and distributed three times a year to Knox

ratepayers.

. Knox News Summer 2017 edition bulletin —included an announcement in the Mayor’s Message component of the
bulletin inviting people to consult the Boronia Renewal Project webpage and provide feedback. The bulleting also
included an update of the Boronia Renewal Project with the ending of the “Boronia Future Community Survey” and
invited people to consult the project webpage. Further promotion were also included in the Councillors message as
part of the bulletin.

. Knox News Autumn 2018 edition bulletin —included a brief note of the Boronia Renewal Project in the Councillors
message as part of the bulletin which informed about the delivery of the CCTV cameras project (pre-Boronia
Renewal Project) and the outcome of the Boronia Future Community Survey.

. Knox News Winter 2018 edition bulletin —informed an update of the Boronia Renewal Project with the “create a
safer Boronia” consultation that recently ended and invited people to visit the Boronia Renewal Project webpage
and sign up for the newsletter. Further promotion were also included in the Councillors message as part of the
bulletin, these particularly announced the importance of the forthcoming consultation with youth.

. Knox News Summer 2018 edition bulletin —included an update of the Boronia Renewal Project with the ongoing
“Draft Boronia Renewal Strategy” consultation and invited people to consult hardcopy document at its centre or
online and invited people to participate via the “haveyoursay” webpage. Further promotion were also included in
the Councillors message as part of the bulletin.

. Knox News Autumn 2019 edition bulletin — Brief detail and promotion were included in the Councillors message as
part of the bulletin.

Hardcopy postcard size advertisement were published by Knox
Council and deposit at various retail and locations around Boronia to
promote the project and key consultation activities. The postcard
comprised a one-side standard promotion of the Boronia Renewal
Project with a flip-side including varying information inviting
feedback at specifics consultation stages.

People were invited to leave their email during the Community Future Survey, workshops and conversation session if they
wished to remain informed about the process and of further consultation. This database evolved into the development of
the Boronia e-newsletter which was sent on a monthly basis from February 2018. Any further promotion and advertising
on Council’s website, or via media notices, included an invitation to members of the public to register their interest to the
Boronia E-newsletter. Throughout the consultation process, the interest evolved to include over 300 registrations.

The E-newsletter comprised a monthly summary update of the current stage of the process, directing people to sections

of the Boronia Renewal webpage to consult in more details, or provide feedback to current ongoing consultation via the
“haveyoursay” Council webpage.
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The Knox City Council website hosted a dedicated page to the Boronia
Renewal Strategy Project which provided detailed information about different
consultation, and actions related to this multifaceted project.

The webpage hosted draft documents of the developed Renewal Strategy,
Council minutes of key decisions, but it also hosted all previous strategic and
statutory documents of the original Boronia Structure Plan 2006, that people
could retrieve and consult.

The webpage provided broad information resources and also allowed visitors to register to the E-newsletter should they
wished to remain up-to-date to any changes that would be made to the page.

The page would also invite feedback during various survey engagement by linking directly to the relevant survey on the
Council’s “haveyoursay” webpage.

To promote the project further, Council arranged for signage to be
displayed at various bush shelter throughout Boronia and surrounding
suburbs.

A post on 26 June 2018 on Knox CC Facebook page also promoted the
Boronia Renewal Project by informing the community about the bus
shelter advertising and inviting to notice them. The post aimed at
stressing the nature of this advertising to the community.

The purpose of Council’s use of social media was to inform a broader audience via the use of modern technology about
the project and invite their input at key points (e.g. community session, survey). As the project has progressed it has also
been used interactively in association with decisions made by Council (e.g. Boronia Basketball Stadium) and article made
by the Knox Leader news (e.g. Boronia Mall).

Council used a dedicated Boronia Renewal Project webpage on its website to inform people about the project and
provide the opportunity for people to register their interest (as discussed in Section 3.4.2). The Knox website was updated
regularly and provided feedback on the survey and other activities with direct promotion link to the Boronia Renewal
Project page and to the Knox “Haveyoursay” page, which hosted links to the surveys, on the Knox City Council website
during periods of consultation.

Councils Facebook and Twitter accounts were used to promote and broadcast about different activities and linked users
to the webpage for further information and the opportunity to fill in the different surveys, provide feedback, and opt-in
registration to the dedicated Boronia e-newsletters. The use of the Council account also provided the opportunity for
users to share the post and widen the interest in the project. On all communication there was an invitation to stay in
touch with the Project through the Knox website (Boronia Renewal Project webpage).
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Council’s website and social media are a powerful and dynamic way of informing and hearing from the community. In
addition, it naturally encourages the sharing of information and widening the audience. For a small fee, Council was able
to pay for targeted advertising of a Facebook post. This allowed Council to reach different demographics and specifically
in the local area.

The Boronia Renewal Project webpage allowed for Council to make all reference documents available to the public and
also add information as the project moved forward. The ‘HaveyourSay’ page allowed to host and clearly link to surveys
and stress that community feedback was sought.

Council organised online paid advertising via social media for the launching Boronia Future Community Session and
Survey on 4 occasions (24, 27t 315t October and 15" November 2017).

Through the response to social media posts, we were able to monitor the response from the community to the particular
post related to the Boronia Future Community session and survey. The responses provided instant feedback and indicated
how many times the post had been shared. Below is a table that outlines the results of the four posts:

DATE AND PURPOSE RESULTS
October 24 2017* 17 Shares
Promoting Project & Community Session 58 Responses

42 Comments

October 27 2017 0 Shares
Promoting Project & Survey 15 Responses
4 comments
October 31 2017 12 Shares
Promoting Project & Survey 32 Responses

10 Comments

November 15 2017 15 Shares
Promoting Project & Last promotion of 39 Likes
Survey

28 Comments

* This post was cross referenced in an earlier post from the Knox Leader about the Boronia Mall and included a link to the
survey/webpage which may explain its popularity and possible impact on the Boronia Survey Results

On the other hand, feedback and comments shared through social media, albeit less formal, revealed pertinent point of
views for Council to ‘read’ the community. A number of different issues flared through social media which had the
opportunity to link with the Boronia Renewal Project either directly or indirectly. By listening to these informal
community conversations further insights on the community’s attachment to Boronia were revealed, more so than a
formal survey which asks “what do you think?” Some of the issues discussed are described below through a picked
selection of noted social media posts.
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On 27 July 2016, Knox Leader shared an article from the Herald Sun (Aldi’s grand plans to expand) regarding the plans to
develop a new Aldi grocery shop on Erica Avenue Boronia. The post received 79 comments and 28 shares with generally
positive comments welcoming the news of further economic input (“great news!!”, “[...JAldi stores that open the more
permanent jobs [...]”) but also showing concerns or discussing the location at Erica Avenue with some believing a location
inside the Boronia Mall would be best, or having concerns regarding car parking.

The news returned in following Herald Sun edition and Knox Leader posts as follow:

On 5 July 2017 (Aldi finalizing expansion plans — Aldi finalising Boronia supermarket plans), the post and article gave an
update on the progress of the Aldi development and received 95 comments. The comments were generally enthusiastic
about the new business arrival in Boronia, and the capacity to shop closer to home (“[...] right near the station”, “[...] just
around the corner!”, “[...] close by within walking distance!”).

On 27 May 2018 (Aldi plans to go sky high), the post and article provided further update on the Aldi development with
the now redefined proposal and plans being refined to a multi-storeys development. The post received 92 comments.
With more general details as to what type of development will occur, the comments took to a more negative angle with a
mixture of opposition to the future apartments (“[...] apartment that will look like an eyesore”), cynicism towards
redevelopment and Boronia context (“[...] Poor Boronia — leave it alone” or “can’t wait to see the quality of loiterers [...]),
locational issue (“[...] should be going in the mall”), and car parking.

On 30 January 2019 (Dream development for Aldi lovers), the post and article related to the approval of the 5 storeys
development and received 168 comments. With the project being closer to certainty subsequent to its approval, the
comments returned to more polarized side and approach, with the original concerns or negative comments returning
(e.g. cynicism, wish to see the mall redeveloped, urban redevelopment, mixed-used and density dislike, car parking
criticism) but also with a return of the original excitement regarding the development of a new business, its proximity,
and also more positive comments regarding the development itself , the renewal of what is existing (“better than the ugly
old shops that are there [...]”) and the appropriateness of its location.

Some commenter did however question how the proposal met regulations, criticizing the approval within discretionary
decisional process rather than remaining within suggested height recommendations. Other commenters also directly
attacked apartment living as a lifestyle, or the decision-making process, regulatory-regime, or the public consultation
process (both for the approval of development or the Boronia Renewal consultation).

On 2 September 2016, Knox Leader shared another article from the Herald Sun regarding a 6-storey redevelopment
proposal of the Busybodies gym land at Erica Avenue Boronia (Proposal lodged for six-storeys building on Erica Ave in
Boronia). The post received 79 comments and 23 shares, with the majority being mostly criticism of redevelopment,
density, car parking, and height. A couple comments were also noted as going opposite to such criticism.

On 23 November 2016 — Knox Leader reposted a follow-up article from the Herald Sun (Building plans knocked back over
parking, views) regarding the 6 storeys redevelopment at Boronia by announcing Council decision to reject the proposal.
The post attracted 16 comments, which comprised general support in the decision but still also take time to argue against
density development, provided feedback on the poor quality of construction of new development and the need to
redevelop the mall.

28

38 of 787



2019-08-26 - Ordinary Meeting Of Council Attachment 6.5.1

27 February 2017, Knox Leader made a post on its Facebook account consisting of a
photograph of the Mural painted on the wall of the Metro Cinema building in Cinema
Lane Boronia with the title “love this Boronia mural”.

The post received 8 comments and 8 shares consisting of positive feedback, appreciative
of the display of such art.

While the amount of responses is very small, such post by a community media, and its
support demonstrate that street art and in particularly the improvement of blank wall
through mural is positively perceived and considered an improvement of the urban realm.

Between April 2017 and June 2017, Knox Leader posted a series of commentary and articles regarding crime, anti-social
behaviour and community safety fear.

On 6 April 2017, the Leader made a post seeking public comments for further investigation and reporting. The Leader
asked the community whether the population had any issues regarding crime and other concerns surrounding Boronia
Junction/Woolworth Precinct.

The post received over 124 comments providing feedback over their experience of the area and other comments. The
Leader sought to explore the matter further with a news story.

On 18 April 2017, The Leader published a post referring to a Herald Sun article (Safety fears sparks shopping centre
crackdown) about crime concerns and safety fears which are being addressed by Victoria Police amidst crackdown on
anti-social behaviour. The post received 68 further comments and 16 shares.

The reporting series continued on 3 June 2017 with a final post referring to another Herald Sun article (Crime Crackdown
at problematic strip) addressing the outcome of the Victoria Police crackdown with 11 persons charged. The Leader
sought feedback from the community as whether the population had noticed any changes. The post received increase
activities with over 260 comments and 45 shares.

While it is unclear if the Leader was responding to community concerns, exploring community’s response amidst Victoria
Police plans, or swaying authority’s response through investigative reporting; the fact of the matter remain that this
reporting series has provided an insight on the community perception, particularly with regarding for the Boronia
Junction and Train Station area.

The comments have provided the following insight:
- Boronia Station and the surrounding car parking spaces have made people feel unsafe, with incidents of anti-
social behaviour, public drinking, drug usage quoted.
- The feeling is exacerbated at night.
- Speed in car park and car rage attitude (yelling, aggressiveness, etc.) has stressed and worried shoppers.
- Theresulting increase in police presence was welcomed.

An article from the Knox Leader newspaper was published through the Leader’s Facebook on the 21 October 2017 and
further on 2 November 2017 asking what needs to happen to bring Boronia back to life. The article followed a previous
post on the Leader’s Facebook page on 4 February 2016 which simply identified the high level of vacancy within the mall.
The response was enormous. It had 80 shares, 444 responses and 513 comments. It also had a link to the Boronia Future
Community Survey.

Briefly the responses related to the following themes and comments:
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. Many people quite nostalgic about the Mall;

e Add some key ‘anchor shops’ such as Bunnings, Big W;

. Turn it into a spot where a permanent Market is held;

e Safety and feeling unsafe with drugs and public drinking;

. Realisation that shopping centres are struggling as a whole;

. Develop it into shops with apartments above;

. Focus more on activities for children and teenagers;

. Many were aware that the shops are individually owned which creates a problem;
e  Justgetrid of it.

Overall, there were more positive suggestions than negative comments. Through these responses, the strong community
connection with the Boronia town centre emerged. The extent of “shares” of this article linked to many past memories of
when the centre was busier or people visiting there in their youth. This nostalgia highlighted that the connection with
place extend across generations.

Council posted a media release on its Facebook account on 24 November 2017 indicating the result from the Council
meeting about the Boronia Park Basketball Stadium. This started a high level of social media activity.

Subsequently the community became very engaged and in early December set up their own Facebook account titled
‘Save Knox Stadium’ with 467 likes and 470 followers®.

On the Facebook site is a link to a petition titled ‘Let Knox City Council Know We Want To Keep Knox Basketball Stadium
And Not Move To State’?. As of 20 February 2018 there were 4,756 signatures to the petition.

On 14 May 2018, Knox Leader reposted a realestate.com.au article on its Facebook account regarding the Zagame
Corporation looking to dispose of its assets through the real estate market. In this instance, the Zagame portfolio
comprises the Zagame’s Tavern and Kids World premises at 112 Boronia Road Boronia.

The post drew a lot of activities with 686 comments and 84 shares. A number of comments were primarily sarcastic,
ironic, or shocked by the potential this news might bring.

Briefly the responses related to the following themes and comments:
- Cynicism towards the fact that it will become high rises apartments;
- Anumber of people enjoyed the bistro-pub offer, with hope it will remain a pub;
- Some other people acknowledge the market has changed and such premises are no longer suitable, preferred
other establishment, or simply dislike the mixture of Kid’s World with a gambling venue;
- Forsome people, such food and drink venue represented a meeting place.

The overall response was lukewarm, a mixture of nostalgia towards the venue and branding to simply no particular
affinity but the fact that good food and drink premises are good social places.

Knox City Council promoted the car parking survey (discussed at Section 3.3.2) via its Facebook account through three
different posts during April 2018. The posts received some attention with up to ten comments, feedback and sharing.

Briefly the responses related to the following themes were noted from these comments:

1 https://www.facebook.com/saveknoxstadium/
2 https://www.change.org/p/knox-city-council-let-knox-city-council-know-we-want-to-keep-knox-basketball-stadium-and-not-move-to-state
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. “Boronia mall car parking should be diagonal parking to facilitate the one way and make it easier to reverse! It’s
council owned so it would be easy to do. Should’ve been done 25 years age when first discussed with traders.”

° “As we are an ageing population and with people who need to park close to building entrances, councils will need to
increase disability parking and become more efficient properly monitoring these parks either through employees or
technology.”

. “Would be lovely if the council cleaned the car park on a regular basis. Just run the street swiper [SIC] over it
properly. It really wouldn't break the bank.”

° “Parking near both supermarkets is challenging due to the slope and access difficulties. | am concerned that older
adults cannot manoeuvre their trolleys without assistance. This is exacerbated by the car park works next to Coles.”

The Knox Leader and Herald Sun published this article which appeared in the Leader 19 June 2018 edition and on its
Facebook account. The tabloid article reported on the announcement of the Federal grant for the installation of lighting
and new bollards but it also reported on the faulty CCTV camera located in Boronia and their replacement. On Facebook,
the news received little attention with 7 shares and solely attracted 7 comments, all being negative critics with little to no
input retrieved.

On 7 November 2018, Knox Leader made a post promoting a Herald Sun article (Plan to boost Boronia’s retail hub) which
related to a publication also incorporated in the Knox Leader (refer to article on 2 November 2018 discussed in Section
3.4.1). The post and article elaborated on the potential of utilizing Dorset Square ground level car park to other
community functions such as markets, concerts, cinemas. The Leader then enquired feedback as to what people think can
be done to improve the suburb. The response was good with 87 comments and 15 shares to the story.

Briefly the responses related to the following themes and comments:
- Thereis a need for redevelopment of area, particularly the mall;
- Anti-social behaviours need to be addressed.

These sites are valuable community engagement tools as there are many responses indicating why a person has posted
and/or signed the petition. It is acknowledged that social media will often result in the display of more negative, sarcastic,
ironic, cynical commentary, or even trolling in some instances. In some case, decorum is less prevalent on social media
and comments can be more raw and crude. Nonetheless, they also include information that can be extracted as a form of
observational and derived data and provide some insight of how certain issues are perceived.

The comments reveal there is a vocal opposition to redevelopment, densification, height, and mixed-use which remains
unaddressed. The comments however also reveal issues of insecurity, social issues, aged and dilapidated
infrastructure/buildings that needs to be replaced. Both matters appears acknowledged, but comments have rarely, if at
all, identified solutions with a holistic view on all items as to what the future of Boronia should actually look and feel like.
They primarily polarize into the position that status quo is bad, and change is bad.

They do however allow Council to identify sensitive matters, and what are definitely liked. They allow to read between
the lines and should help in developing a communication strategy to educate, inform, provide the bigger picture beyond a
unique issue, and lead the way by showing options and direct effort toward constructive commentary in lieu of mere
empty criticism.

There is a need to balance these views identifying that Boronia is in dire need of a revamp, that such revamping likely
means that Boronia’s look, feels, and built form will be replaced with something new. This new future need to consider
the following points generally highlighted from what’s been heard through Social Medias:

- Height remain a sensitive issue, however the issue behind height is rarely explicitly explained and it is unclear if
opposition to height is simply based on fundament that ‘height is bad’, or whether there is an specific collateral
issue. It is possible to explain elements of building heights (overshadowing, impact on views from public realm,
wind aspect) but also informing “what are as of right height, what can people, what can Council control” to
debunk the issue of height and create a conversation of what height is acceptable, and what height is needed.
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- Construction quality is deemed poor. The development of poor quality building, either in term of look,
materials, colours, or even indoor living feed cynicism and create distrust that undermines decision-making
process and the planning system. It is acknowledged that there is a need to ‘/ift the game’ in term of quality
architecture and design and that such controls will need to be in place. However, it is important to set clear
standards that avoid being too subjective as it would only create a battle of opinion. It is also acknowledged that
it is impossible to make all buildings and all constructions ‘look good’ for everyone, since everyone is entitled to
their own personal opinion.

- Street life and street art are desired, new or existing places that embellishes, provide new economic input and
new places to interact and attract are clear wanted. There is a need to ensure any individual places are
interconnected to create a desirable city network but also create public spaces that are used, active, safe and
enhance social interactions and art.

- Insecurity and crime are perceived rampant, while other authorities are better positioned to address crime
directly, it is noted that planning can do it the long way around to change the culture and social interactions with
the urban form. It will be advantageous to inform how planning strategies, development, land use, or activities
are networked to address this in the long term.

- Car parking are loved, there is potentially a connection and disconnect between the issue the car brings, and the
issues that car allows people to escape from. The result and strategies coming from the car parking surveys and
consultations made by Council will need to be communicated to debunk car parking perceived issues.

- Apartment living is not for everyone, there are polarized opponent to apartment lifestyle. There is a need to
explain what apartment living consists of, what it depends on, what sort of upgrade needs to be created to
ensure apartment living is a great outcome. This would also need to acknowledge that today’s infrastructure and
services are inadequate but also inform how a whole renewal and future services is being planned in parallel to
address the needs of apartment living. Policies will also need to clarify how apartment living is also strategized to
protect other form of living, and improve infrastructure that will also benefit other form of residential living.

The purpose of this activity was to liaise with local ward Councillors and draw on local knowledge and evaluate pedestrian
safety through an ‘on-the-ground’ tour and exchange.

The audience for this activity was the two local ward Councillors and any exchange with the public as encountered during
the day.

The event was briefed communicated and organized in collaboration with the ward Councillors.

Council officers accompanied ward Councillors Peter Lockwood and John Mortimore (also Knox Mayor at the time) on a
walking tour of the Boronia Activity Centre.

The tour occurred on 19 April 2018 and followed walkways looping around the core commercial areas, starting at
Progress Hall and visiting key locations:

1. Progress Hall at 134 Boronia Road;

2. Vacant Shop at 116 Boronia Road;
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3 Boronia Junction — landmark site;

4 Across Chandler Arcade to Dorset Square;

5 Vision Australia Building at 252 Dorset Road — meeting with landowner;
6. Dorset Arcade - The Drop-Inn café at 2/260 Dorset Road;

7 Boronia Mall — Etiko Fair Trade at Shop 22/50 Dorset Square;
8 Apartments at 1 and 3 Chandler Road;

9. Youth Hall at 257 Dorset Road;

10. Lupton Way and Boronia Train Station;

11. Train Station Park reserve;

12. PTV Commuter car park;

13. Erica Avenue; and,

14. Health Precinct at 148, 152 Boronia Road.

Results and Key Findings

The tour allowed Councillors and Council officers to gain a better understanding of how community members use the
centre on a daily basis, and to engage in discussions with community members about specific areas that could be
improved.

Of particular note was the difficulty they experienced when crossing the many very busy streets and roads in the area and
the tour allowed them to consider how and where signage could be improved to make this easier.

The information gathered will help Council plan with an on-the-ground perspective based on the reality so as to make
walking around the town centre just that little bit easier for everyone.

3.5.2 Movement and Access Focus Group
Purpose and Audience

Following the conclusion of the background report on Movement and Access Study undertaken by GTA Consultants,
Council sought feedback from the community towards the recommended changes emanating from this study.
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A focus on obtaining feedback on three key proposed interventions of the Study was highlighted: -the Green Spine; -Public
Square, and -Realigned Bus Route.

Council commissioned newfocus pty Itd as a consultant to undertake focus group consultation with the aim to:
. Gauge the level of support for the recommendations in the study;
. Test/refine recommendations based on local knowledge and user conditions;
° Identify gaps or other ideas from community users.

The targeted audience was aimed at a mixture of residents or visitors that frequent Boronia and the recruitment was
undertaken by newfocus in accordance with the methodology developed.

The consultant newfocus undertook recruitment for the focus group consultation in accordance with a defined
methodology.

Group 1 was selected via two sources:
e  From lists provided by Council, i.e. community reference group data base;
e Supplemented by respondents from a newfocus social media and random telephone recruitment.

Group 2 was selected via two sources:
e  Viasocial media campaign run by newfocus — prospective participants register interest to be involved in focus group;
° Random telephone recruitment.

The focus groups took place on 19 December 2018 at Knox Council’s office for a period of 90 minutes with group 1 being
at 5.30PM to 7.00PM and group 2 being at 7.15PM to 8:.45PM.

The consultant newfocus designed a discussion guide that was implemented throughout the session. Stimulus material
outlining the key aspects of the proposed outcomes along with some optional aspects to each key area of focus were
prepared collaboratively for use during group discussions. Finally, input was sought from the participants. The sessions
were moderated by a newfocus research consultant.

The discussions during the focus groups helped establishing and explore the following items:
- Current perceptions of the Boronia Central area (reasons for visiting or avoiding the area, what would encourage
them to frequent more, mobility perceptions, what might encourage them to use alternative transport).
- Overall perceptions of the Movement and Access Study outcomes (strength/weaknesses, impact on their travel
behaviour, concerns, additional information).
- Commentary on the three specific items —green spine, -public square, -realigned bus route
- Suggestions.

Initial perceptions towards the proposed outcomes were predominantly positive, some of the key results from the focus
groups were:

- Something the area needs, adds pride and a sense of community spirit;

- Positively reflects Council’s interest in the area and residents;

- The Public Square with perceived expansion of cafes, markets is seen as having potential to also change the retail
mix and was considered the primary driver of increased visitation to the precinct — with potential for visitors to
stay longer and spend more;

- The Green Spine was well regarded but seen as more for recreational cycling than function cycling into the
centre itself;
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Whilst there was some potential to increased walking into the centre this was seen as likely more so by nearby
residents — with residents from outer areas likely to continue to use cars (as opposed to public transport).

The key concerns and challenges were:

- Impact of loss of car parking in Dorset square with no evident reallocation of parking options — other than to
push parking into nearby residential side streets — which would increase traffic congestion in those areas;

- Concerns over continued social issues which would negate the benefits (or simply move the social problems to
other areas of Boronia);

- The continued physical disjointed and fragmented physical nature of the precinct — which in an ideal world
would have included options that better join and link the sub areas that comprise the centre precinct.

Implications for Council:

- There would appear to be considerable community support for the proposed changes which Council should be
encouraged by and which appear to support further development of the concepts;

- Based on initial responses, increased visitation into the precinct is a definite possibility — but driven by the Public
Square. The Public Square is perceived as the centre piece of the concepts;

- From a travel mode perspective the Green Spine has potential to increase recreational cycling but not necessarily
for commuting into the precinct itself;

- In terms of non-car travel options, the changes proposed appear to be more relevant for residents in
walking/short cycling distance with residents in outer areas more likely to continue to use and prefer use of cars
to visit the precinct rather than to move to use of public transport ;

- As a result car parking is still seen as an issue and without a parking solution being clearly conveyed may hold
back support and full potential for the concepts.

The purpose of this session was to engage with the local community in their shopping area. It also provided an
opportunity to let people know about the launch of the Boronia Renewal Project directly in person and to promote the
project and Boronia Future Community survey.

A key message intended with this session was that “Boronia is changing and Council is keen to hear your ideas for the
future planning” and show that Council is reachable and involved in managing this change in collaboration with its
community.

The audience was that of people passing by the two dedicated spots on a Saturday morning. However, people hearing
about the project through the communication of the event could complete the Boronia Future Community survey online
in accordance with the methodology mentioned in Section 3.3.1.

The event was communicated in the following ways:

. Emails sent to local community organisations advising them of the event and asking them to promote it to their
members.

. Advertised in the Leader, the week prior to the event.

. Advertised to a local area on Facebook and Twitter on the 24th and 27th October 2017.

. Placed in the school newsletter for Boronia K-12, Boronia West and St Joseph’s Primary Schools

. Posted on the Knox website.
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. Advertised on the customer service screen in the front office of Council.

The communication of this specific event also formed part of the communication strategy implemented for the Boronia
Future Community Survey discussed in Section 3.3.1.

The community conversation session was held on Saturday 28 October 2017 from 9am — noon at two venues in Boronia.
The two venues were:

1. Outside Coles/Kmart in Dorset Square Shopping area;

2. Outside Dan Murphy’s in Boronia Village Shopping area.

Eight council officers and local wards Cr Mortimore and Cr Lockwood were available during the time to speak to local
shoppers. A large current aerial map of Boronia and size posters with pictures of the current and past Boronia were
displayed as a support for engagement with by-passers. These provided an interesting talking point and demonstrated
how much Boronia has changed over the past 40-50 years.

A small handout outlining the project and asking for their input into the survey with the online address to the Council
information and link to the Boronia Future Community Survey was given out. Electronic devices were also made available
on-site for people to fill out the survey on the spot as well as hard copies of the Boronia Future Community Survey.

Approximately 20 hard copies of the survey with a reply paid envelope were handed out on the day as well. Overall,
contact was made with approximately 100+ people during this session.

Some of the key findings from the community conversations are:

. Changing character of Boronia with the new developments — some pointed out how they are ‘wedged’ between two
developments;

. People feel a connection to the history of Boronia and seeing the changes taking place. Not all negative;

. Public toilet needed in Boronia Village/Junction area;

. New residents really liked living in Boronia;

. Concern about the drug problem around Boronia and Orchid Ave;

. Rubbish in shopping areas and streets, especially Dorset Square;

e Afew people pointed out on the map where the existing or proposed development was effecting their property
regarding outlook and views;

. The main concern related to the development occurring throughout Boronia.

The purpose of this workshop was to:

. Raise awareness about the Boronia Renewal Project;

. Create a forum for information sharing and increasing the understanding of the variety of services and facilities
available in Boronia; and

. Build a more comprehensive picture of Boronia and facilitate solutions for the complex issues facing the community.

The primary target group of the workshop was service providers and agencies operating or representing the community
in Boronia. All social and technical fields’ service providers were invited to participate.

This event was communicated by personal invite. A database comprising 40+ agencies was created. The invitation
provided information on the project. It highlighted that the discussion would focus on two focal points:
e  The impact of recent population changes on facilities and services delivery;
e  The impacts of the forecasted growth and population profile changes on future facility and service delivery.
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The workshop took place on 15 February 2018 between 9:00 — 12:30am at St Paul Church venue.

The workshop was hosted by Knox City Mayor whom
welcomed the participants. Each introduced themselves at
their table and spoke briefly about the services they provide.
In all, there were a diverse group of 16 services represented
from health, education, training, migrant, police, legal,
housing, mental, aged, family and children, disability and
volunteer services.

The workshop comprised a short presentation outlining the changes taking place in Boronia as shown from the 2016
census, as well as the challenges and opportunities these changes present.

Following the presentation, each participants broke into small groups to gain an understanding around the thematic of:
. The changes their service has experienced over the years;

° The pressure points/constraints for their service;

. What additional/different services are necessary to meet the future community needs;

. What will help Boronia thrive.

The discussions during the workshop helped identify opportunities to better utilise scarce resources in planning for
Boronia. While the need for additional housing support, community safety and mental health services are required, the
idea of a community hub with co-location of services for all age cohorts was one way to operate more efficiently and
effectively. Currently there are a number of Not for Profits operating in Boronia at different locations which makes it
difficult for people needing help finding them and the services they provide.

Many indicated the increase in the need for their service and the importance of volunteers to keep up with this need. The
gap is growing putting more pressure on the existing volunteers.

The participants identified the following points to help Boronia thrive in the future:

e Aneed for co-location of key services and supports — multi use facilities which would also allow for night time
services and would require:

Parking,

Transport,

Affordable,

Family friendly,

All ages/abilities.

e Improve perception of community safety;

. Increased marketing and promotion of what is already available in Boronia — there is a lot! Use current spaces and

O O O O O

places smarter;

. Facilities need to be accessible and in some cases updated so people don’t leave Boronia and the municipality to go
elsewhere;

. Boronia Park could be an opportunity for a community hub with increased open space and outdoor activity — skate
park, half courts, outdoor seating, parkland, etc. designed for ALL ages;

. Need for more youth based activities in Boronia;

. The need for more volunteers to keep up with the demand on services;

. Activate the area at night through night events and outdoor dining, etc.;
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. Better connections in Boronia — too disconnected. Need for additional signage and wayfinding strategies to get
around.

The purpose of this workshop was to:

. Raise awareness about the Boronia Renewal Project;

. Create a forum for information sharing and increasing everyone’s understanding of the needs of community groups
in Boronia; and

. Help shape the future strategic direction of Boronia.

The primary target group for the workshop was Community Groups representative and their members that are active
with an interest or representation in Boronia.

This event was communicated by personal invite. A database comprising 50+ community groups from the sporting, faith-
based, recreational and local service groups was created. The invitation provided information on the project. It
highlighted that the discussion would focus on two focal points:
1. Theimpact of recent population changes on facilities and community groups;
2. The impacts of the forecasted growth and population profile changes on future facilities and supporting
community groups to be sustainable in the long term.

The workshop took place on 15 February 2018 at St Paul Church venue

The workshop was hosted by Knox City Mayor whom welcomed the
participants. The workshop was set-up in small tables (4 at a table) with a
council officer acting as a facilitator and scribe. Participants were invited
to introduce themselves at their table and spoke briefly about the
community group and function. A short presentation followed, which
outlined the changes taking place as shown from the 2016 census, the
challenges and opportunities these changes present.

A presentation putting the Boronia context was provided.

After this information, participants broke into small groups to gain an understanding of:
. What changes has your group experienced in recent years;
e  What are the pressure points or constraints for your group;
. What additional or different facilities will be necessary to meet their future needs.

There were 18 participants from 15 diverse community groups, comprising the sporting, faith-based, scouting, housing
activist, recreational and aged groups in Boronia.

The event provided the opportunity for participants to share their local knowledge, experiences, constraints and changes
needed to help Boronia grow.

Each participants represented community groups that have been established and active in Boronia for over 20+ years.
However, some groups discussed experiencing recent difficulties in reaching the community for recruiting new members
and volunteers to help run their group. There was discussions around people not feeling as safe around Boronia,
especially where methadone clinic is dispensed. Also, a concern was raised about the noticeable increase in people
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‘sleeping rough’, which was noted as demonstration of the lack of affordable housing in the locality. A number of
participants also noted the increase housing development, which is effecting the traffic, parking and local environment.

With the diminution of connectivity between groups, and especially between the reach of these groups and the
community; the importance of creating and providing a community hub space (indoor and outdoor) was seen as a way of
creating a sense of local community in Boronia.

The participants identified the following points to help Boronia thrive in the future:

e  The provision of a community/multi-purpose space (one-stop-shop) that can be used by various groups which are
multi-generational, multi-cultural and multi- purpose;

. Improve perception of community safety ;

. Boronia Park area could house a multi-purpose which could cater for a range of sports and recreational activities
(indoor and outdoor) including, basketball, badminton, chess, table tennis — activities which include the changing
demographics of the area. Could have a separate area for service providers/community groups;

. Need to improve the quality of shops and clean up shop fronts — increase greenery around shops to make them
more attractive and to provide a visual link to the different shopping areas in Boronia;

. Need more activity and open space to bring people together;

e  The need for more young people to participate in the local sporting activities (football and cricket);

. Need smarter use of space and facilities to cater for future growth, both public and privately owned;

. Increase housing growth is creating parking and congestion on local streets;

. Improve parking, accessibility and transport to meet needs, especially parking for train commuters. Could include a
community bus;

. Consolidate shopping areas to reduce the shopping and parking areas and create more open space;

. Promote Boronia as the Gateway to the Dandenong.

The purpose of this workshop was to:

. Raise awareness about the Boronia Renewal Project;

. Create a forum for Traders and Business Owners to participate in the BRP and contribute ideas, establish/build good
working relationship; and

. Share information and knowledge about the area to develop a deeper understanding and inform future decision-
making.

A specific focus of the workshop related to the challenges associated with running a business in Boronia.

The audience was Traders and Business Owners in the Boronia Activity Centre. A database comprising 603 businesses and
business owners in Boronia had been created and was used for this purpose.
This workshop was communicated by personal invite from the Boronia traders, businesses and business owners’

database.

From this database, 425 email and 178 letters were sent, informing them about the project and asking them to register
their interest to attend the workshop.
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The workshop took place on 6 February 2018 at St Paul Church
venue.

The workshop was hosted by Knox City Mayor whom welcomed the
participants. The workshop was set-up in small tables (4 at a table)
with a council officer acting as a facilitator and scribe. Each
participants were asked - to introduce themselves, their business
and indicate what attracted them to set up in Boronia and how long
have they been in Boronia.

A presentation putting the Boronia context was provided.

After this exchange, participants broke into small groups to gain an understanding of:
. What changes they have experienced in recent years;

. What will help Boronia to thrive; and

. What they think is unique about Boronia.

There were a total of 18 participants from a range of businesses including: Café/Restaurants, Professional Services,
Employment and Training, Medical, Musical, Community and Auto Services.

Most of the participants represented small businesses in Boronia and had been located in Boronia for a number of years
(10+). They chose Boronia because of a long-term association to the area, affordable, close to home and/or availability of
public transport.

Participants were handed a feedback form at the end of the workshop where they could give more input and even
request one-on-one meeting with Council officers.

The key points raised were:
e  Thereliability of the internet is a big issue effecting businesses and customers;
° Anti-social behaviour is a problem and there are no local mental health services;
. Mental Health is presenting more in Secondary Schools, there is more pressure
on young people and no support services in Boronia;
. Encourage youth activities and capture young people to break the generational
unemployment in Boronia;
. Due to growth in demand a Local Medical Centre is continuing to grow and
expand the range of services they offer and increase the sites they operate from
in Boronia;
e  Anew local market in Boronia could attract more people to Boronia;
. Boronia has the potential to become the place to visit in the Eastern suburbs for
dinner, coffee, movies etc.;
. Raise the profile of Boronia to encourage tourist stops on the way to the
Dandenong;
. Individual and community safety is an issue especially relating to drugs, the methadone clinic and alcohol abuse;
. Need to improve the aesthetics of the shops to encourage people to shop in Boronia — Boronia looks old and need
new modern look with refreshed infrastructure;
. Arcades could be made beautiful spaces, cleaned, lit, with the right type of business activities;
. Boronia needs quality food and drink premises, outdoor dining and boutique that caters for all;
. Promotion of the businesses in Boronia with map and parking guide;
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. “When people do not have money in their pockets, then you have a problem”. Need to concentrate on increasing
local employment, which helps local businesses, which helps the local community;

. Reduce the segmentation in Boronia by strengthening the collaboration between businesses;

. New active Boronia Traders Group with 35 traders;

. Provide better facilities for children and young people and keep the Boronia Basketball Stadium;

. More younger families are moving in and older people are moving out — selling to developers;

. Concern over the length of time the renewal of infrastructure takes which impacts and disrupts their business for
too long;

. Businesses could benefit from big promotions/events and synergies generated but need help/expertise to organise
these.

This consultation involved the presentation of the Draft Boronia Renewal Strategy Key Directions report and aligns with
the engagement identified in Section 3.3.4 of this report.

The purpose of this consultation was:
. To explain the ideas behind the nine key directions in the draft strategy;
e  Toseek the community's feedback on the nine key directions.

The consultation was opened to anyone with interest in the future of Boronia, and particularly people who live, visit, work
and play in Boronia.

This consultation was communicated in the following ways:

. Emails sent to local community organisations advising them of the event and asking them to promote it to their
members.

. Boronia E-newsletter bulletin emailed to subscribers.

. Advertised in the Leader on 30 October 2018.

. Posted on the Knox website.

. Mayor interview on Eastern FM community radio

. Advertised on the customer service screen in the front office of Council.

The communication of this specific event also formed part of the communication strategy implemented for the Draft
Renewal Strategy discussed in Section 3.3.4.

The draft report incorporated the results identified from comprehensive
consultation and community engagement that was undertaken as both part of
Stage 1 and Stage 2 of the Boronia Renewal Project in its strategy and the outcome
of numerous background research.

The Drop-In session was held on Tuesday 13 November 2018 at St Paul Church in
Boronia.
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Council officers were available during the time to discuss with attending visitors, introduce the matter, answer questions,
and gather information and evaluation. The drop-in session operated

as a free-roaming area. A large current aerial map of Boronia and size

posters of the nine key directions of the renewal strategy with

associated input space allowed people to respond and indicate their

thoughts to the thematic and questions marked for each directions.

The posters provided information on the strategy and future actions

that may be associated with such strategy.

Handouts summary of the Draft Renewal Strategy were available with
copies of the survey as well as electronic device to allow people to
complete the survey online.

Overall, contact was made with approximately 30 people during this session.

The audience had the opportunity to respond to each nine direction which comprised thematic and questions, some were
more popular than others.

The top five theme which attracted the most interactions:
1. Boroniais a unique local place
Boronia has quality living environment
Boronia is a green place with spaces to play
Boronia is growing through cohesive land use and urban infrastructure
Boronia is a healthy, active and connected community

e W

Sample points raised for each key directions were:

. What unique features or experiences of Boronia to be retained / Local events you would suggest:
Retain the character and some old houses with charm;

Avoid Box Hill type of development;

Community events on the ovals;

Night markets and other markets, pop-up events;

Expand library; Keep views to the Hill;

Revamp station similar to Ringwood.

O O O O O O

. What character elements or features in new apartment that should be managed through urban design guidelines:
Sustainability, garden walls, embracing landscape as part of the design;

Diverse housing choices including larger apartments; height limitations;

Car parking spaces;

Social housings;

Emphasis on aesthetics and energy efficient;

More canopy trees, materials and colours that are natural.

O O O O O O

. What opportunities for social gatherings and interactions / changes to help improve health and wellbeing:
Annual Boronia Festival and Art gallery;

Saving the Stadium space for the community;

Social rental accommodation;

Convert Genista Reserve into a village square;

Library events in the park;

More BBQ and cooking facilities in public spaces.

O O O O O O

. How can Boronia be open to change to best capture opportunities / ways to be resilient / How to prepare for future
key challenges and resources constraints:
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Facilitate ways to network and socialize;

Helping the community to come together to build resilience;
Support to youth and underemployed;

Welcoming new ideas, and follow strategies and rules established.

O O O O

. What information would you like to see in a Boronia Portal / what business opportunities exist / How can Boronia
leverage on emerging social enterprise and health sector for job creation:’
o Connection to Bayswater Business Precinct;
o Community events;
o Businesses that look inviting when viewed from the street.
. What are the best landscaping elements / What can be done to transform Boronia into a “town in a garden” / What
does “green place with space to play” means to you:
o  Build over north end of railway tunnel with green community meeting space;
Retain trees and tree canopy and develop around them;
Keep Boronia a foothills community;
Apply garden area requirements;
Require more planting of canopy trees;
Reduce road width for more space for trees.

O O O O O

. What infrastructure is needed / How to attract digital and tech:

Keep Knox Basketball Stadium / redevelop Stadium as a mix use office/shop/residential;
More computers and books at Knox Library;

Better bike path along Erica Ave and Chandler Road;

A new community centre adjoined the library;

Develop Council investment and business partnerships.

O O O O O

. What activities/events would you like / What infrastructure change will encourage nightlife:
Regular markets;

Better trading experience (shops — cafés — restaurants);

Upgrading of train station and most central area;

Co-working spaces;

Community kitchen and using the local churches location to deliver services;

Art and craft precinct and pop-up veggie patch.

O O O O O O

. What can be done to encourage more people to live, work and visit Boronia Town Centre in the future / to reduce
barriers and improve amenity and public space / to encourage walking and cycling / to take actions to create a ‘town
in a garden’:

o Create pedestrian tunnels or fly-over;

Local bus network and provide bike lanes;

Open/air trading;

Bring the retarding basin underground with a park on-top / encourage park meet-up;

Retain large trees;

More elevated car park near the station.

O O O O O

The Boronia Future Community Survey confirmed the general feeling that the environment is a number one feature most
respondents liked about the area. The Boronia Renewal Project turned its attention to this topic and the natural
environment around Boronia, in particular the trees, and asked the public to submit images of their favourite trees and
fauna in Boronia.
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The purpose was to gather images to help form a visual representation of Boronia’s natural environment, identify key
elements of the natural environment highlighted by the community and help Council with planning while maintaining a
focus on the ‘green and leafy’ suburban setting.

The consultation was opened to anyone with interest in the future of Boronia.

This event was communicated in the following ways:
. Social media advertisement with post on Knox City Council Facebook;
. Boronia E-newsletter bulletin emailed to subscribers;
. Boronia - The Basin Community News article and Advertisement in May 2018 edition.

People were asked to submit their favourite tree snaps directly via the website or via Instagram using the hashtag
#treesofboronia with information regarding the location of the tree is and what is good about it. They could alternatively
send the information directly to Council electronically.

In recognition of people’s time constraints, this activity was designed to be quick and easy for people, managed
electronically and at their own pace and convenience. It attempted to test a more dynamic approach with the digital
world.

The activity was poorly engaged with only 1 respondent partaking the activity.

Due to the poor reception of this activity, there is no relevant results. As such, any future similar activity may require
more promotion and more engagement to draw interest and a different strategy would need to be implemented.

Council officers also engaged directly with key landowners and business operators in Boronia throughout the consultation
process either at their specific request or following Council’s approach. These meetings allowed Council to engage with
business stakeholder to inform of Council’s aspirations, introduce the project, discuss any investment plans or strategies
they may have.

BUSINESS PROPERTY DATE OF MEETING DETAILS AND NOTES

ESG Matchworks Floriston Ave 7 December 2017 Introduction to project;

(Recruitment

agency based in

Boronia)

Coles Dorset 12 January 2018 Introduction to project, discussion
Square regarding future investment plans

of Coles, discussion and advice
regarding car park investment;

Woolworths Boronia 24 January 2018 Introduction to project, discussion
Junction & regarding future investment plans
Dan Murphys of Woolworths;
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BUSINESS PROPERTY DATE OF MEETING DETAILS AND NOTES
Peter Brown Aldi Site Erica 1 May 2018 Meet & Greet, introduction to
Architects Ave project, and invitation to the
(designer) designer and company to stay
engaged and aware of the
consultation process
Adrian Atkins & N/A 10 May 2018 Introduction to project
Associates
(designer)
Cypress Health Cypress Ave 19 July 2018 Introduction to project, and
& Boronia discussion regarding future
Road — investment
Medical
Precinct
Prospective Boronia Mall 10 October 2018 Introduction to project, discussion
investor — Donut regarding potential investment
store Boronia Mall
Boronia Junction Boronia 31 October 2018 Introduction to project and
Pty Ltd Junction discussion regarding future

investment plans.

Smart Planning and 15 Chandler 18 December 2018 Introduction to project, invitation to
Design Road the designer and landowner to
(owners Zr\gage.m the co;'sultanton tPrcl)ctljss,t
. sion regarding potential sho
representative) Iscussion regarding potential shor

term investment

The Safety Perceptions Survey identified a number of items raised by the community with amongst them; that street
lighting was insufficient to feel safe at night. Council sought opportunity to quickly improve this matter fast.

Further to this, the Boronia Renewal Project was awarded a Federal Government grant of $423,000 through the Safer
Communities Fund, which upon further investigation would allow Council to install solar-powered lighting in the vicinity
of the train station, Erica Avenue, Orchid Avenue and Tormore Reserve.

The purpose of these walking tours and workshop sessions was to conduct a safety audit with the community to identify
and record issues highlighted by the community which could be improved by the installation of lights, but also evaluate
any ‘on-the-ground’ improvements with the community before moving to draft design and tender stage.

The primary audience for these walking tours were business owners, traders, residents, property owners located within
the identified pilot area comprising the vicinity of the Train Station, Erica Avenue, Orchid Avenue and Tormore Reserve.
The workshop session were mainly aimed at business owners, traders as well as community groups and service providers
with a general interest in mobility and safety. Community groups were also invited to participate in the walking tours.
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This walking tour was primarily communicated by a mail-out invitation to all residents, property owners, business owners
and traders within study area which were sent on 20 September 2018.

Figure 2. Target audience and study area within Boronia for the Creating a Safer Boronia Walking Tour

A workshop session opportunity was also communicated by mail-out to business owners and traders including over 300
owners, traders, or occupiers.

The invitation for both the walking tours and workshops was also circulated by email to community groups, agencies, and
service providers taken out of our “reference email list”.

People were asked to register their interest online to one of the date made available with registration open until 30
September 2018.
Two dates were offered for a walking tour:

° Tuesday 9 October 2018 at 6:30AM; and
e  Thursday 11 October 2018 at 7:30PM.

Two dates were offered to business owners and traders for a workshop:
. Tuesday 2 October 2018 at 6PM; and
. Thursday 4 October 2018 at 7AM.

The federal grant was announced by the Federal Member for Aston, Alan Tudge MP on 1 June 2018, and will allow
Council to install solar-powered lighting in the vicinity of the train station, Erica Avenue, Orchid Avenue and Tormore
Reserve. The new lights is intended to be installed over the next two years following a period of community consultation
and will aim to:

. Increase visibility at night;

. Improve perception of safety;

. Help deter anti-social behaviour.
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A combination of workshop and walking tours where offered however only walking tours were held due to no registration
for the workshops.

The walking tours took the form of Community Safety Audits (CSAs) which encompassed Erica, Genista and Orchid
Avenues and included parts of Sundew and Iris Courts, Langwith Ave and Tormore Reserve (target area). People were
invited to register electronically for attendance which ultimately resulted in a list for workshop attendees and a list for
walking tour attendees.

Approximately 20 people attended the different walking tours.

The CSA commenced at the intersection of Erica Avenue and Boronia Road. The group walked up Erica Avenue towards
the railway station, reviewing the vicinity of the train station, bus interchange, and commuter car park before moving
towards Genista Avenue. The area of Sundew and Iris Crescent surrounding Genista Reserve was visited before the walk
continued to Tormore Reserve and further returned towards Erica Avenue via Orchid Avenue and the laneways
separating Erica Avenue and Boronia Village.

Results and Key Findings

A number of actions require resulted from the CSA, with some of the actions requiring the cooperation of traders and/or
property owners, while others would need to be undertaken by Council. If undertaken, these actions will enhance the
amenity of the area, reduce the potential for criminal activity and/or anti-social behavior and improve perception of
safety.

e  That Council engage with local traders and commercial property owners to discuss opportunities for them to
improve the amenity of their properties.

e That Council’s Community Access, Equity & Safety Coordinator refer actions that fall under the responsibility of
Council departments to the appropriate team for attention.

e  That actions that are within the scope of this project and/or the Boronia Renewal project are referred to the
consultant for consideration and/or inclusion in the proposed Concept Plan for the target area.

e  That, issues which are outside the scope of the project should be referred to the appropriate Council Department.

3.8 Timelines of engagement
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Listening to the community has been a pivotal point in this first stage of preparing a Renewal Strategy to guide
redevelopment over the next 20 years.

The success of the Boronia Renewal Project does not sit with Knox Council alone; rather its success will depend on how
the community and key stakeholders embrace the new vision and work collectively to implement the various strategies to
make it a reality. This places added importance on the Community Engagement component and its contribution as an
essential part of delivering the Boronia Renewal Project.

Through a targeted and intensive community consultation process in Stage 1 and Stage 2, a greater level of interaction
with the community and key stakeholders was achieved which can be noted below.

EVENT AND MEDIUM PARTICIPATION/OUTREACH
Boronia Future Community Survey 500+

Community Conversation Session 100+

Workshop - Traders & Business workshop 80+

Workshop - Service Providers

Workshop - Community Groups

Car parking Community Survey 360+

#Trees of Boronia 1

Safety Perceptions Survey 270+

Creating Safer Boronia walking tours and workshops 300+
Community Information Drop-In Session and Draft Renewal 120+

Strategy Survey

Youth Perspective Survey 290+
Movement and Access Focus Group 18
Stakeholders one-on-one meetings 9+

Registration for Boronia E-Newsletter 300+

Social Media Reach ~400+/monthly
Regular Media Reach 100,000+
Website ~400+/monthly

The overall cumulative participation to all surveys and consultation sessions was in the order of 2000+ participants. It is
acknowledged that some participants would have likely partaken more than one activities.

The overall outreach catchment via advertising was in the order of over 100,000 people through paper media with a more
realistic interested outreach being in the vicinity of 10,000 people over time. The outreach was wide with advertising
placed in the Knox Leader which can reach a distribution of over 150,000 potential people and the Boronia and The Basin
Community News 12,000 people. In addition to this, it is estimated that Council’s website frequentation for this project
was in the order of 400 visitors/month, which provided an additional cumulative outreach over time.
It is acknowledged that despite such catchment not everyone would have been attentive or interested in the project or a
consultation process and for example, despite a large distribution catchment paper media would not necessarily be read
by all. Regardless, it is considered that the overall engagement in relation to the prospective catchment was good.
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From all the various consultation events and process, the following emerging themes have come from the feedback
received.

The existing physical condition of the centre is generating a lot of negative perceptions while the community still
highlight many attraction “gems”.

People still like living in the area and particularly appreciate the potential it could have.

Height, density, and construction quality are sensitive issues that concerns the community.

The quality, and issues resulting, of recent residential development has undermined confidence.

There is a recognition that Boronia needs to change, but there is an absence of leading vision that synergize the
community. Such hesitation is perceivable with items being viewed in isolation and not with a holistic approach,
leaving the ‘dots’ unconnected and interpreted in silos or extrapolated to other unrelated issues.

The vision of a different future with changed attitude and behaviour is not well-understood or shared.

The articulating the best fit or right form of growth is an ongoing challenge for the community to come to terms
with.

The locational attributes are a very big part of the centre identity and sense of place.

Movement around the centre and its fragmented nature are issues that were raised in the 2006 SP process that
remain prominent now.

Crime and anti-social behaviour is perceived as rampant and creates insecurity. There is still a belief that increase
development will exacerbated this. Linkage between physical environment and anti-social behaviour are only
partially made.

There is a need to address such feeling of insecurity through -appropriate design, -activation of street life and
interactions opportunities, -increased services, -visual cues, -nightlife activities and compatible land use, -prioritized
pedestrian-friendly environment, -clean of littering, and with proper lighting, to support other authorities addressing
anti-social issues.

Car parking access is still perceived as an issue in commercial areas. There is however a need to review street design
pattern on residential streets to amalgamate all users movement and on-street car park and alleviate conflict
between these occupations.

The need to plan for and adapt to cater to the needs of the existing and future communities.

Need for Council to educate and inform about the baseline concepts, the decision-making process, and the
interconnections between various issues that influence outcomes.

There is a need to give feedback to the community post consultation, to close the loop and give advice of the
outcomes of different steps in the process were. This is an important action that demonstrated the feedback
received is valued and how it has informed the project. It is acknowledged that this step has not been completed for
each engagement action.

We would like to thank all participants who provided input to this community engagement and helped shape future of
Boronia.

The community and stakeholder views and ideas highlighted in this report will assist Council to understand and plan for
the needs and aspirations of the community, and inform a new strategy for renewal of Boronia and Planning Scheme
Amendment as part of the third stage of the project throughout 2019.

Whilst the focus of collecting this information is to support development of this Renewal Strategy, input from this
engagement process will also help to inform a range of other strategic planning, community development, asset
management and capital works activities over the coming years.

There is the opportunity to look at Boronia through a few different lenses to trigger renewal, inform and be the leader of
appropriate change.
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Community members and key stakeholders will have the opportunity to have their say on the subsequent draft Planning
Scheme Amendment when it is placed on public exhibition in 2019.

For more information on this project, please contact the Boronia Renewal Project team on 03 9298 8000 or email
boroniarenewal@knox.vic.gov.au

50

60 of 787



L8L30 19

aimoayale adeaspue) | ubisap uegin | Buiuueid ueqn

610¢ AVIN

xouy jo Ay 10}
diysiauped uasuely Aq paledald

140434 39NLINYLS NVEHN
AJ311VdlS 1VMIN3d VINOHOS

C’579 Juswydeny [12uno) 4o 8unea AleulplQ - 92-80-610C



L8130 79 .

8¢ Bunsaj mopeys :g xipuaddy
9¢ Arewwing pjaip pajielaq :y xipuaddy

A101g pjaIA aAneaIpUl gL
Bunsa] malp 7/
suondwnssy Buljispoly 1L
0€ Bunsal uogying 0L

Sjuswieal| adepaiu| [ealdAp 79
$aA1193[0Q Wio4 3jing €9
sa|diouiig ubisa( ueqin 29
Siajaweleq ybiaH Jo siseg 1’9

44 isodosd usogymg 0’9
saInisan Asy 1'G

0¢ UOISIA wiog ueqin 0'S
SISBYIUAG uoIIepuUNOS UeqIn 7%

8l uoijepunog ueqin 0t
wieay algnd B adeaspue] g¢
sishjeuy adepau| Buipjing ge

abelliaH B JuswuoliAug Jing r'e

AUARDY B 8sn pue €€

JUBWBAOIA B SS820Y VA

aInjonig uegin S
9 sisAjeuy suonipuo? bunsixg 0€

ABa3ens |emauay eiuolog 2t

a1uo) Buiuueld B a16srens 1'Z
¥ M3IA3Y uonewloju| punoifiyoeg 0e

Alo1sIH Joug 7l

adoas £l

Hoday Jo asoding Al

610250°LE 610Z°€0°£0 81022102 $53001 § AIOSIH 1990014 Ll
g /-1 siedey) /-1 s1a1dey) G-| s1a1deyn € uonanponuj 0’1

S}uaju07) Jo ajqeL

|1PUN0) 0O 8unaa AseulpiQ - 92-80-610T
T°5°9 awydeY



sabuey buouapueq piemoy buryoo) abew [eLiae [ealosiH “z 8inbl4

'sa1uad Buiddoys |jej\ eluoiog

pue afbej|iA eluoiog 8y} Sanas yaiym yled 1ed adepns abie| aSIMIBYI0
ay} Jo uonauny pue aaueleadde ay) anoidwi pue uaalb, 03 Juswadueyua
wieas ognd jueaiyubis Jusmiapun (yled-1ea) a1enbg 18s10Qq 8yl 800z Ul

"NUBAY I8|puey) pue peoy 18s10( 01 yBnolyl 198UU0I
puUE UOI}L]S B} JO PUS UIBYHOU BY1 SSOIIB YUl| 0} BNUBAY BILIT JO UOISUBIX3
pue anua) Buiddoyg uonaunp eluoiog syl se [|am se ‘abueydlaiul snq pue

uoels Mau e ul buinsal ‘pajesedss apelb sem aul| Aemjiel 8yl 8661 U

“aul] |1el 8y} Se
3M Se Speoy eluolog pue 1as10(] Jo uonaunl urew ay} Aq pajesedss sioyoue
leyal Bunadwiod Jo uoneald ayy ut paynsal pue sdoys diis peoy eiuolog pue

peoy 18510Q UaY} 8y} Jo aBpa 8y} 1. s1axIewIAdNS JO UORONPO.IUI BY} MBS
siy| “abuuy ueqin Buipuedxa sy} ojul pablaw sem i se abueyd pue yimolh
pidel Jo aAeM 1x8U S} paausLiadxa eluoiog SQ/6L pue sp96 | ayl buung

“diysumoy e 4o uoiieald ayy pue uonendod ur asealoul
IdeJ e 0} pes| 0zZ6 | Ut 83140 1s0d pue uonels ules} sy} Jo Buiuado ay|

“safiupy Buouapue( sy} Jo aseq 8y} 18 JUsWS[I8S

paseq uap.ef 1ayiew pue pleyalo ue Aueuituopald sem pue JajemsAeg
40 11ed 8q 0] PaIaPISUOI SEM BaIE BY] SIY} 03 J0Ld “UISeg 8y 1e Aglesu
Apadoud siy uo maib yoiym jueid e Jaye eluolog, paweu Sem Juswafies
ay] “Iajpuey) *3 "y 10]110unoy [e30] 8y} Aq GG Ul paleU Sem eiuolog

hoysiy Jjong t'L

'G'9 JUBWIYIRY

L8L30 €9

(£10Z) — Hodal punoiByoeg Buiuueld pue asn puet yeiq =

pue !(£10Z) V19 — ApniS SS90y pue JUSWSAC|A 8.3U87) ANAROY BIuoI0g =
!(£107) MaInaY S8N[Ide] pUB $8IAISS AHUNWIWOY BluoIog el =

{(£107) B3Iy UB|4 BINJINIAS BIUCIOG Ul $38SSY 8BeUlRI] pUB peoy =
'(£107) e8ly Ue|d 8Inanag eluoiog Ul s1assy punoibAed =

{(£10Z) — $18SSYy paumQ [1uno? Jo Ipny pue Buiddeyy eluolog =

‘(£102)
VQdIIIH — SisAjeuy suondp 81g pue pueT ‘puewsq JIWOU0IJ — eluoiog =

‘(£102) @sudiaiug ueqin —1se3 AeemybiH pooming
pue a13ua)) AJAIOY BIL0IOG J0) SEBIY I8}Ng UIYIM S8SsauIsng JO B|jold =

'(910z) @sudisiug ueqin — salus)
ANAay pue pueq JuswAojdwg — Sealy JUBWISSAsSY Ssaulsng 10} pue =

!(910z) asudiaiug ueqin — 9g0z 03 Sisednio4 Juswhojdwy xouy =
'(510z) ABayens BuisnoH xouy =

'(900Z) ueld a1monug euolog =

!(00z) Buuuely e1o0g pleogBunds — Apnig JuswuoliAug [B120S BlUCIOg =
!(G00Z) VYV — MaInaY SS822y — Ue|d 8INJANIIS 813ua) ANARDY eluolog =
'(S00Z) 0neYy —Juswissassyy Spas| |Ie}aY PUe [elDI1BWWOY) Bluoog =

:eluolog 4o Buipueisiapun
pue afpajmouy 1no pawiojul arey suodal punoibyoeq Buimoljoy ay|

"813U82 UMO} 8y} uiyrm sjesodoud Juawdojsasp

Ju8lInd pue panoidde AjJuadal ssaualeme ue pue sisAjeue |eneds
dopysap ‘suoiioadsul aus ‘awaydg Buluueld a8y} ‘SyuswnIop punolfyoeq
J0 MaIAa] e Aq palulojul uasq sey Hoday ainjaniig ueqin siyl siep o

adoog ¢'|

(anjq) 8109 Jerasawwod pue (pal) eaie Apnis ayy | ainbly

‘louno?) Aug xouy ay3 Ag usyenspun Buiag st yoiym ABsiens [emsusy
BIU0JOg 13pe0iq 3y} o Hed wioj [|im ioday 81njaniig uegin eluolog ay|

‘sabuey

Buouspueq sy} pue suinogjs|\ UBGINGNS USBMIBQ P|oYsaly} 8y} Je uomisod
s,eiuolog 0} Buipuodsal ‘1839e1RYD B30 JO BSUBS JBBUOLIS B YSI|geISa 0} %8as
0S[e [|Im 3| “Sjuswieal} adepaiul pue sajyold |lem 1eans ‘syybiay Buipjing
[e1aA0 paliajaid aieiodiodul [|Im S| “813U87) UMO] BIU0JOg 8Y} 10} J8}0BIeYD
pue 8|eas jJuawidojaAapal aininy [e1ualod ay 1apISU0d 0} }IOMaLIE)
oifa1enis wia) Buoj e 185 [IM MaIASI WOy 3jing SIy] Hoday 8Injanas ueqin
eluolog sy} asedaud 03 diysiauyied uasuey pabebua sey [19uno) AjYg xouy

yoday jo asodind Z'L

'ssao0ud

ABa1eng |emauay [[BI8A0 SIU} JO Lied Wioy 03 S| YI0M Wio} }ing pue ubisap
uegin siy| ‘ABajelis [emauay euoiog ayi se umouy si 3asfoid aibarens siy|
"813ua7) ANAIOY 8U} JO [BMBUSI PUB UON|OAS 8Ininy 8y} apinb 0} ‘eluciog

10} Ue|d 8IN3aN13S Mau e Butledsid Jo 1Spilu 8y} Ul SI {12Un0) ‘alojalay ]
'610Z Jaquiada( G| uo Aidxa 03 8np S [03U0D WO HING SIY} UBASMOH
'(£0aq) £ 8Inpayas - Aepang Juswdojaaaq pue ubisaq bulsg ‘eluolog uiynm
S8WO021N0 W0} }Ing pue juawdo|anap sapinb yaiym Adljod Buiuued Asy

3y} suidiapun ue|d 81n19n1g SIY] “esie 813u8)) AYAIIY paulsp 8yj UIyHm
1swdojaAap apinb 01 gpoz Ul paledsid sem ue|d 8njaNIS JusLNI 8y |

“Xouy
40 A9 8y} uIym sanua) ANAIIY A8y 8} JO 8UO SI 813USY UMO] BILOIOY BY |

$s8901d B A10)siIH 198load |°|

uononponu] Q'L

uno) 40 SunesN AteulplQ - 92-80-6T0¢



¢’'G’9 Juswydeny

ueld 81manig eiuoiog 9007

1043109 Q@@ WLy € 8inbly

L8L 30 ¥9

‘8|npayas
Siyp Jo | deyy je umoys Se syybiay buipjing ur ssbueyd ugsmiaq uLo)
Jing [euoiisuel) 10} apiA0Id JuawidojaAap [BRUBPISAI MBU Jey} aiNSua 0f

‘23.R [R20] BY} JO SINSLB)IRIRYI PUE
wioj [eaiydesbodoy ayy 03 piebas yum wioy pue spybiray buipjing ubisap of

Aunwwiod ayy Jo siequist
|l Joj spisLuosAUS Buiyul, pue sawoano ubisap Ayjenb ainsus of

‘Juswdofanap S,eluoiog Jo sporad Juealyiubls
J0 anneussaldal sbuipjing buipnjour abejiay s,eiuoiog 8siuboass o]

‘9auejjlanins anissed 1oy sapiunyoddo pue sabpa aAae ybnoay)
SJUBWIUOIIAUS S8y} JO A1ajes paAigaiad pue 8jeas uewny ayj o} piebal sey
Juawdojanap mau pue wyeal ajjgnd sy} usaMIaq a3ealul ay} ainsua of

‘Seydiould ubisap ajqeureisns Ajeaibojoaa

J0 Bunes buipue;sino ue uinaiyoe pue eale ayj Jo J8)oeIeyd snouabipul

Y1 Jo aAnaayel Saysiul pue sjeusiew bunesodiodur Aenb jeinasyyoe
40 [ana) bulpuelsino ue sapinosd Juawdojanap [eRuapIsal Jey} ainsua of

“Sejdiound ubisap ajqeureisns Ajjeaibojoas aanaeid 1saq
Buneiodioour 8.13ua3 ajqeurelsns AjjelusWuoAug ue se eluoiog ysijqeiss of

SUI8IU0I Buimopeysiano
10 Ayuswe ‘adeasiaals 198.ip INOYIM Jing 8q ued JuswidojaAap 8/eas
Jaybly aaym auy Aemjrer ayy Buoje puej pasianiapun dojaaap of

‘abejuoly 10a1s S,8)S
ay1 pue sbuipjing usamjaq ‘sds ainjeu buoje saaly snouabipu jo bunueyd
Adouea jenueisqns ybnouyy 3ybiay buipjing ui Sasesaiaul 19sH0 Ajjensia of

“SJUapIsal
Aq paieys aq ueda smain Jo Ayaldiynw e a1aym ‘81)usd ay) Jo UojISS 1sea
-4/10S 8y} Ul JuBWA0faAaD JO SULO) PaIeLIS) 10) Saiiunuoddo 82104uisi 0f

“UONBPIJ0SU0I UBGIN 10 Pasu 8y} sybiamino aaueayubis adeaspue)
pUE [BIUBLILOIIAUS BY) SBaIE S|jIj004 8Y} UM Jey) 8siubodss of

‘abejjl/| eluoJog woiy pue 8Aasay 810uL0] Woly smaih Aay ay Auenaied
‘eale ApNis 8y Jo aulabpll uigisam ayj uo sadeyd ayqnd aininy pue JusLnd
wouy yied [euonep sabuey buouspue( ay) piemo) SMaIA uiejuiew of =
:s8A1398[qo ubisa(] Buimoj|o}
U] SUIBIUO0D }| "813U87) AJIAIIDY Y] 10} SBLUOIINO WLOJ }{Ing 8pinb 0] Syeas
pue awayag Buiuue|d Xouy| 8y} ol ueld 81noNn1IS 9o0z 8yl suawajdw
(zoaa) L anpayas — Aepang Juawdojanag pue ubisaq

'813u87) ANAIOY BlU0IOg 8y} 10} palinbal
S110J3U02 WO} }Ing 40 swibal mau e /Qd( Jo Andxa Bulpuaduul 8y} usaig

6107 Jaqwiadaq G| audxs 0133s s /00d — 6107 =
"8A1011S81 00] 8.
syyBiray Buipjing 1eyy u1aduod Buissaldxs ‘SISeq WLl Ue U0 Juswpuawy
8y} panoidde Buluueld 104 183SIUI] “813U8) ANAIOY BU3 Ul S3aIu0d Buluued
asn puej| ssalppe 0} 1ouno) Ag pasodoud g€ |7 uswpUsWY — G0Z =
pue ‘Buiuueld 1oy 183sIul\| Ag panoidde zg7 Juswpuawy — |10z =
“8A110111S8I 00] BIBM
a1uad 8y} ut sybiay Buip|ing 1ey} u18au03 [eriul passaldxa Builueld 1oy
J181s1ul\ “J1ouno) Ag pasodoud zg9) uswipuswy swayds Buluueld — 6007 =

19un0?) Ag pajdope ueld 81nJonig eluoliog — 900z =

‘paledald ueld 81njonig eolog — G00Z =

jomawely

Buiuue|d pue| pajeId0sse pue Ueld 8INJaNIIS BIU0IOg B} JO auljawWl |

"Seale [e121awwod Buiuiolpe woly

30UR)SIP B|qBY|BM WQQS B UO paseq Ajasao| si eale Apnis ue|d 8in1anig ay|
‘eale

3y} uiyum syutod (ea0} pue sadejd Buniayieb Anunwwod siow 10} pas =

‘podsuel} Jo swioy aygnd pue pasLoIow-uou Jo asn paaoiduli 104 paa =
‘a|qeieAe sadAy Buisnoy jo Aialep =
‘anua) AUAROY 8y} UIylM Sasn pue| Jo A1aliep =

‘BIU0JOg Ul $8nsS| Buimoj|o} 8y} 01 papuodsal Ueld 8Injanng
8y] "SPUN0LINS S} PUB BILUOIOG JO B3IE [EIOIBWIIOD U} UIYIM Juswdo|aAsp
aininy Aue 198.1p 03 Ue|d 81N19NJiS e dojaAap 0} palinbal Sem [19uno? ‘0£0Z

auinoqa|A ‘Abajesis ueyjodolisw S JUaLILIBAOG 81L1S 8l JO Led Sy
"Pa1e0] 84 p|NOYS

Juswdojanap pue Auaiae a1aym pue jybiay Buip|ing aininy 1o} sauljspin
Sapinold 8104818y} pue awayag Buiuueld xouy| ay} ul sjo1uo0d buluueld
0JUI pale|SUBJ} SBM UB|4 8Injanag ay] Juswdojaasp mau Buibeuew pue
Buluueld ‘suoisioap Bujew uaym |10unoy) 104 83usliayal Jo juiod e pue
sa|diounid BuipinG Jo ssuss e papirold (900Z 18G039(0) Ueld 8In1aniS 8y
Uejd ainjoni)g eluolog

"813U89 BU} UIYIM
aBuey J0 S|aA3| 81eJ3POW 10§ PAMO|B SBY UBl4 81n3N1g eluolog 900z aul

Ix9ju09) buluueld B s1bajens L'z

uonjewuojuj punoibyoeg 0z

|1DUN0) 0O 8unaa AseulpiQ - 92-80-610¢




L8[ 30 59

shepano buluueyd buinsixg -G ainbi4

‘aInjaNuIs Uueqin pue asn puej anisayod ybnoiyy buimolb si eiuoiog
‘ajipybiu aAnae ue sey eluoiog

‘eubip pue pews si eiuoiog
sauoz buluueyd bunsixg  ainbl{

© N o o

“Aeyd 01 saaeds yum aaejd usaib e si eluoiog

‘asudiajua
[e190s pue buryew-01oiw ‘sasudIs)ua Wnipaw 0} jews Sainynu eluoiog

JualjIsal si eluoiog
Ayunwwiod pajasuuod pue aanoe ‘Ayjesy e si eosog
‘spuswuoliaug buiny Ayenb sey eiuoiog

- N &Y

"80e/d [220] anbiun e si eluoiog

:SMOJ|04 SE 8Je SuodaII Asy 6 8YL

‘suonesauab

aininy 1o} [eiuajod sy 8sijeal 03 Ajunwwod BuyuIyl-pIeMIO) S) SBIBIGLIS
pUB JUBWUOIIAUS pue Al0ISIY S} SanjeA Jeys ade(d Jualjisal pue pajaauuod \y
‘eluolog

'SMO||0} Se sI uolsiA BuiBiawa ay|

‘spooyinoqyBiau Buipunouns

pue a1ua)) umo| eiuolog ayj dojanspal pue sabueyd spinb o3 suonaaig
A8y 6 pue uoisip Buibiswsa ue saujno ABsiens [emausy eluoiog Jelp ay|

"070Z SPJeMO} eluoiog pesj 03 UOISIA MaU B S13S pue (900z) Ueld 8injanig
BIU0IOG B} JO MBIASI PBA] [19UN0Y E SI ABB1eIg [emauay eluolog ay|

ABajeng |emauay eluolog

Abajeng jemauay eiuoiog 7'z

'S'9 JuswydenY [1uno) 40O 8unea AleulpuQ - 92-80-6T0C



L8[ 3099 H

SisAjeue yipim yadap 107 “/ ainbi{ ‘abueyd obispun 0y
Aj@y1| seale ajealpul a[}i3-e1R1}S INOYHM SBYIS [eloJawWwwWod Jabieq «

*9jH3-BIRI}S INOYNM SaYIs Jabie|
pue sjuswiojje uief auly JO Xiw B SUIRIU0D 8109 [EI2IBUWOD BY] =

‘abueyo

oBiapun 01 Ajgyijun seale sajealIpul $}98.3s [eluapIsal buipunouns
3y} Ul Pa1IN230 Sey ey UOISIAIPGNS JO Jualxa Jueaiiubis ay) =

suonesidwj Aay|

‘uoisinipgns suoBispun Apesle aney (wQ/ <) s10| 1sadaap 8y} o Auejy| =

‘(wog
-0€) Jamojeys a1e peoy 18s10( Buoje SusWIo||e 12180 ulelb aulq =

(woz
-0G) Jadaap Buiuuni $30] pajuaLI0 YINoS-y1ou Jo uisned 1esjd e Sl a1y =

‘Ayoeded juawdojanap 1ajealh
Bunuasald (wQ/-0G) 1adaap Ajjessush ale peoy eluolog Bunuoly s1o7 =

ydag 307

31NNy WIS} WNIPBW-HoYS 8y}
ul abueyd 0} Ajayiun aJe uoiOUN[ UIBLW 8Y} JO J3UI0D 1SBM-UIN0S U} Je S10|
papunol Z| 8y} ‘panslyoe aq 0} sem uoreweBlewe pue| JuedUBIS SSB|UN =

"Jouda.d Buiddoys duis ayy Jo ainjeu abeyjiA, ayy
sishjeue yypim abeoy 107 9 ainbly 01 Bunnguiuod ‘duls [e1oI8WW0I Peoy 18s10(] 8y} Buoje pue uonounl ulew
' i ’ 8y} Jeau paleao| Ajjelauab ale 8100 [EIDISLILLIOD U} UIYUM SIO| JSMOLIEY =

‘uoisinipgns obiapun 03 18A ‘Juasald so| Jabie| pue

13pim Ajjesauab ale 818y} ‘(LG Se MOLIEU SB PUB ()| >) 8103 [EIIIBWIWOD
8] UIYHIM Sjuawio|[e utelf sulj o souasald Jes|d e I aiay) a|IYA\ =
abiejuoig 107

'S]0] JapIM pue

1361e] 8A1IN28SU0J 10} [e13UB0d JuswdojaAap Builesald ‘s1sisn|d ul punoy}
Ajje1auab pue 8109 [BI218WILIOI BY} UIYIIM SIUBWIO|[E P[HI-EIR1S AlIABSH

*8B9]j07 Z|-) e1uolog Jo aBpa wiayInos ay} Buinnge %o0|q

[BIUBPISAI BY) pUB BAISSY 810WlI0| J0 8Bpa WiByINoS 8y} Buinge %o0|q
[enuapISal 8y} Se Yans “JusWdojaAsp 8SNOYUMO] 10} UOISIAIPGNS auoBiapun
Ajg19|dwioo 1sowe aAey ale [RIUSPISEI Y} Ul $Y90|q UBGN BLIOS

‘uorreweBjewe puej Joy |enusiod ay) Bunuasald sjuawiole
pazis WNIpaW 8AIINIASU0 JO SMOJ pue S10| aB.e| Jo 8auasald 8y} yum
Apunypioddo juswdojanap 1s81eaib ayy syuasald 8102 [RI2JBWIWOD BY] =

"SAeMBALIP PaIeYS YIIM S8SNOYUMO] -+ ¢ SI Jusludojansp Jo Wwiioy

Jofew ay} ‘sa1ouednado-|enp 4o Sased WS ale 31ay} |IYAN 1SaM-YINos

3y} 03 Ajzejnaied ‘8109 [e1218WILIOI 8y} BuipUNOg Seale [eRUaPISal 8y} Ul
PaLINAI0 Sey ey} UOISIAIPGNS 4O JUBIX8 U} S|eaAsl SisAjeue 8zis 10| 8y =

218101

ainjanisg ueqiq L'E

sisAjeuy suonipuoq bunsixy @'¢

uno) JO 8unadN AleulpuQ - 92-80-6T0C

¢’'S5'9 Juswyoeny




L8130 [9

sishjeue azis jo7 “§ 8inbi4f

'S'9 JuswydenY [1uno) 40O 8unea AleulpuQ - 92-80-6T0C



uones Aemjiey eiuoiog pajeledas apeib ay|

'8109 [BI2J8WWO 8y} ulyym Aemauey buisixg

'90URLIUB UIBISAM BY) uLio) SBuouspue( 0} sSmaia pue Buimas adeaspuel 8y

¢’'S'9 Juswyoeny

L8[ 30 89

"$00|q [212I8WWOI UBBMIB
pue gny yisues} ay} 0} uonasuuod Buipiroid saue| pue sapeale
40 Jaquinu e ypm ajqeaisad Ajjesaualb si 8109 [e10JaWW0D BY]

*Buss019 1o13sa. 0} pasuay sade(d ul SI pue Ajuawe
uelsapad Jood sey peoy 18s10Q ‘a|ijoid Jamouleu sy audsaq

*SJ8nwiwod uodsuely
a1qnd 03 JuswuouiAua uenysapad Jood e sjuasaid Aepp uoydng

"99UBLIWOP 3|91YaA S}
01 anp abus||eyd Anaizoauuod ueuysapad e sjussald uoraunf ay)

“U01}98SIBUI PeOY 19810Q AU}
1e Burxeuw|a 1op11109 Juawanow Jofew ay} sapinoid peoy eluolog

suonesidwj Aa)|

'sassauIsng pue sdoys 19811s
ulew [euonipel 8y} 03 ytnoiy: syed 1ea abie| sy} 198UL0I YIIYM ‘Syul|

apeale pue skemaue| Uel}sapad 40 JaquInU 8|geispisuod e s1s00q eluolog

“Jwi| paads
udyop e Sey 8109 [ea1awWW0I 8y} Ybnoly} peoy 18s10Q 40 UONIBS 8y |

‘dojanapal 03 Ajayijun
ale 8UP| BIIAISS B 0] SSIIE %IB| YOIYM Saipadold [e10swwod MOLIEN

“g4nd 8y} 03 pudlxa 03 sablan passelb Buimoje ‘syied
uer3sapad ou Jo auo uieuoa Ajjelauah s1aalls uelisapad Japlo JamaT

"pauaLIo 8|a1yaA Ajpueuiiopaid os|e pue peoy 18sloQ

JO su0iaUNy 8snoy 40 yaeq Aq payuey} ‘Anuawe uenisapad ui Jood si ‘Aeppy

uoidn “eBueydisiul SNG pue UoEIS Uik} 8y} 03 UoRIBuL0d Alewud ay|

"abpa
188.1S 8y Buiwloy sadepaiul Buip|ing yue(q pue Buiouay 1eal Yum ‘wieal

LM SUOIRIUN} BSNOY JO ¥9.q pue Buipeo] BuipIeBal 110D BWOS $a1ea1d

peoy 18s10( pue aienbg 1asi0q Bunuoly sBuipjing paiuoly a|gnop sy

"Jour9a1d podsuesy agnd ay3 se |jam se ‘alenbs
18510(] pUB BUIdS |BI2IBIWIOI PEOY 18SI0(] Y} Usamiaq Aljiqeswad
Uenysapad asealoul Sapeale [eulalul pue SAeMaue| Jo Jsguinu vy

“JusluolIAUS UeL)sapad pasodxa

Aybiy e ui Buiynsal ‘Buipjing usamiag wgQ| 03 dn jo saouelsip able| ul
S}|NSal Sy "YIN0S 8y} 03 JOPLLIOD |Iel 8y} pue abipa 18a11s 8y} e Bunyed
1ed 13iewadns Ag papuedxs pue SI0PLLI0D JUBWSAOW BY} JO YIPIM 8y}
Aq pasned 8|eas uewny JO €| pue SSaUISEA 8y} 0} 8NP Pasiwo.dwod
Jayuny S uoijaasIalul 8y} 3e pue Buiydeoldde Ajuawe ueysapay

"Ayuawe pue AJIAOBUU0D
uensapad 1o} aBus||eyo Juealyiubis e sayesid alyjel] Jo saue| g| BuiajoAul
UO1}08SI8JUI 8] "PEOY 18SI0( PUB PEOY BIU0IOG JO USBMISQ UOII8SIaUl

31 1B P|OYSaIY} B S81E8II JUBWSAOW JendlyaA Jo aaibap ybiy sty

‘BAIE [BLISNPUI J91eMSARY BU} 03 JUBWBAOW YIN1} 10}

Bui1a1ed yoU 8y} 0} UOPADI] puUB YINOS 8y} 03 A|iND 8313Ul84 Wol}/0} eale

Apnis ay1 ybnoJy JusWBAOW IBNAIY3A [eLIBYIE B sapinold peoy 18si0Q
"1SE8 8y} 0} Yied

Jeuonep sabuey Buouspueq sy} pue 1S9Mm Y Ul 8UINOG[S|A WOL}/0} eale

Apnis a3 yBnoay} JusWaAOW JBjNd1YaA Jofew ay} sepiAoid peoy eluolog

JUSWAAO|\ B SS893Y Z'€

uno) JO 8unad AleulpuQ - 92-80-6T0C




L8L 30 69

WBWBAOY\ B S99y "G 8Inbil

'S'9 JuswydenY [1uno) 40O 8unea AleulpuQ - 92-80-6T0C



¢’'S'9 Juswyoeny

yle4 eluoiog Je SY10Mm wyeal ayqnd juaday

“SJUBLIAOJe [B1218UILL0I 81enbS 18SI0(] / PLOY 18S10(] J0 8bpa uigisam ay |

'S)UBLLIOJe [e10IBWL0I alenbs 18SI0(] | PeoY 18s10(] JO 8lpa LIsIses ay|

£L8L30 0L

"Aywixoid ajelpawiwi s} 831dsap 8109 [LIDIBWILIOD
pue gny Jisues) sy} uaamiag uoneibajul Jo yoe| e s a1ay]

“yed Jea pue 3831 ay) Bunuoyy
saipadoud Buipeo| [enp jo abuajjeya e sjuasaid aienbs 18si0(

‘auids Buiddoys |e1osswiwiod
uorIpeJ) pue ajewijul alow e syuasaidal (yliou) peoy 1asio(

‘wieas o1jgqnd ay} wouy wg Jo spiemdn
‘sabpa 19a.1s woly Aeme Ayaioe saysnd Bupped Jea aseung

3WuoIIAUB uel)sapad a|13soy pue Joplod ulesy ay) ‘Bunyied
1e3 aoepns abie| 0} anp uonounf utew ay} e siade) AuAndy

suonesidwj Aa)|

‘|le| BIUOIOG puE SABMBUE| ‘'SBPEIIE BY} Ul S8IN0. JUSLLISAOW
Arepuodas sy} Buoje pa1eao| Uso aie YIIYM ‘SassaulIsng |[ews pue
suojes ‘sdoys juspuadapul auoje-puess jo uorodoud ybiy e sey eluolog

*8109 |1218WWOI 3y} Bulpunons Ing ‘AjjeJiuad Ajaielpawwl paleao|

10U B1e $|00YJS PUB LOIIL3IdBI SB YINSs SaNIAILIR Paseq AlunwLO 1SOj\
“}led BIUOJOG 0} SUOIIAUN BSN0Y-J0-3}IBq pue

BuIainies uieuod Ajjessusb peoy eluolog Bunuoly saisdold (e1aiswiwo)

"Aywixoud ayeipawiwl ulypm payeao| buiaq audsap
2109 [B1248WWOI 8y} Yum diysuonejal Jood e sey Ajjesauab gny ysuel} ay|

"SU0I3IUN} BSN0Y-J0-3Jeq Sasudwod Ajjesauab yoiym ‘sabueyaisiul
SNQ pUB UOIIe)S Ulel} 8Y} 03 JusLUBAOW Buruoly ANAIROe pajiwl st a1ay ]

"anuaAy ssaidAy 1e sdoys ay3 pue uonounp eluoiog

‘a1enbg 18s10(] se yans Buyled 1ed adepns able| Bunuoly sdoys Jo sduis
10 |1B331 Jewioy able| sI 1ewlo} uowwod alow ayy ‘ABojodAy Buiddoys dis
|BI2JBWIWIOD JO SIuBWAas UIeIU0I PeOY BILOIOG pue PeoY 18510Q B|IYAN

‘peoy 18s10Q pue ed 183 ay1 Bunuoly S10] paiuoi)
a|qnop 03 Bulpeo| pue BuidiAIas Jo 8Bus|ieyd e syussald aienbg 18si0(]

"}18311S 8U} JO apIS JaylIs
01 afpa Bulp|ing 8Ai}9e puk JUs)SISU0I B Y)M ABOJ0dA] 18811S (12180
[eUOI}PEI} BI0W B S}UBSaIdal peoy EIu0Iog Jo yliou peoy 18sioQ

"wieal gnd ay3 03 8Bpa 1usSISU0I alow e ey abpa
Y} 0} }INg 183118 [BIDJBLILLOI SE BI8YM ‘W(8-09 JO Spiemdn 188.1S 8y}
woyy Aeme sBuipjing Buiysnd eyal 1ewo} abiel jo Buryied 18wWwoIsNI yum
‘sabpa 19811$ U0 Aynuiuod 8y} uo uonedldwi aney sadAy Auaiae Buihiep

“JusluoIAUS uellsapad

3|13S0Y pue 0pLI0 UleL) ‘JBUI09 Uls}sam-ypou ayj je yied 1ed abie| ayy
0} 8NP UONI8SIAIUI Y} Je SaUIjIap 3l ‘Speoy 18slo( pue eiuolog Buoje
uonaunf ayy 01 Buipes) AJIAIOE [BID1BWIWOI JO [8A8] YBIY B SI 818Y3 BJIYAN

"Jou1da1d BAI30BIBIUI BI0W B 181S04 PIN0J S8POU ANAILOE BU} UBaMIaq
AujiqiBa) 181ealn “peoy 1aslo Buoje sapeale/saue| yBnoyy 1o speos uiew
0] pauluod Aje1auab ale sapou 8say} Uaamiaq UoIIauuU0d uellsapad

ay] -dus Buiddoys abejip ay1 pue [enus) eiuoiog ‘anus) Buiddoys
uonaunp eluoiog Buiag eale Apnis ay) Ui SBpoU |ieal Jofew 8aly} ale alay|

Aoy B asn pueq g'¢

uno) O 8unaa AleulpuQ - 92-80-6T0C




‘G'9 juswyoeny

L8LIOTL

asy) pue B Aunnay 01 ainbiy

[1uno) 40O 8unea AleulpuQ - 92-80-6T0C



'S'9 Wuswydeny

“20B418}UI 8)1YaA [9A8] PuUNoIb e Yim Juawdojanap uadal Jo ajduexy

L8L30CL

JuBLId0JaABP BSNOYUMO] [BUSPISSL JO BjduiexT

‘18)0e1RY2 8dRISpue|

Peoy 1esiog Buje JeidoleAsp ASios £ Jedey 118y 0} A3y aJe seale [ejUSPISaI Ay} Ul SYIBGIaS Juoly padeaspue

‘Buryied
[aA8] punoJb pue saauelua Jenalyan Aq paleuiuop saoepaiul
[9A8] puno.b Jood aney Ajjesausb syuawdojanap asnOYuMO} MaN =

*3109 [212JWWOJ BY} JO D1Iqe) LI}
g 9y} Ul SpIoA, Ul synsal Bupyied 1o ageyns jo seale abieT

‘Bumas ay auyap o3 sBuouapuep ay} 0} SMAIA Se yans
sjuawa|a [enjeu Buimolje ,'swio) ylewpue|, paywi| ale aiay] =

wieas a1qnd ay} ueyy Jayies syied Jed abie| Buissaippe
sBulpjing Jo Jaquinu e yIM ‘SaW0aIN0 Wioj JIng Ui pajiajjal
S| 2109 [RI2JBWIWOI B} Ul JUSWUOIIAUS JUBUILLOP B|IIY3A BY] =

suonesijdwy Aay|

‘leutBlew si Ayjigen Juswdojsasp juswiiede jeyy
183pew Apadoud ayy jo Ayuniew sy ey Jeadde pinom 3 (abelols 1ed Joj)
Sjuswaseq Buisudwod spwiad yinqun Jo Jagwinu e pue uoisioid Buryled

100} puno.B yyum sjuswdojanap 1usdal 8say} Jo UoieInbiuod sy UsAIn

'S1ed payed
10 ||n} ades18813S pue uoieuasald [aaa| punolb 1ood ui s)nsal uayo
Bunyied 4ed jo Juswalnbai pue syuswaBuelle yBiy J1ay} 03} anp I8ABMOH

'saa11 Adoued Buipnjout

‘Buideaspuel Jo uoisinoid pue %0eqias uspied Juoly Jo uonuslal syl ybnoiyy

'19813S [e1IUBPISal SIY} JO J81IeIRYD UBGINGNS PUB UBaIb 8y} pauiejulew

Ajje1auab aney ‘Buisnoy 40 Swioy AjSUSp WNIPaW pue Mau 8say |

"S9SN0YUMO]. JO SUNI 03Ul PaLLLIOJSUel} usaq Apeal|e aAey spieAyoeq able|

yum sBuijiamp ajbuis [eulbLio Jo Ajiolew 1SeA 8y} S18813S pauoz [eruapisal

3} UIYIIM 818UMaS|a 1aA8MOH “eale Apns au} Jo 18yo0d 1ses-yinos

SIU} UIyIM Juswdo|anapal [enuspIsal pajoLilsal Sey Yolym Unoy epigny
pue 198113 8Le|A| Buoje s1sIXa Yalym Jusauod Buljamp ajbuls e siaiay] =

"B13U89 UMO} B} UIUIIM UOIULBP [[eM 18813S pUe W0}
p|ing 8y} Ut syealq 10 ,sdef, 8|qeIspISUOD Ul Palnsal Se 8103S [11al 1eWio}
JaB1e| 8y} yum pale1dosse ‘yied Jea soepns aisuedxa Jo S0USISIXS By

"SJuaLIdo|aABp 8|qEIA BASIYIE 0] J8P.I0 Ul U0NEpIosuod Buuinbai sjgaied
urelB auly Ajjeisush pue isjjews ay} se [|am se ‘sabus|ieyd $s8ade a|aIysA
01 anp Ajuewnd s Siy] "$I0pLI0I peoY 18510( 10 Peoy eluoiog 8y} Jo Jayie
Buo|e pa1Ind20 se Juswdo|arapal pawl| AlsA ‘aep 0] “anuaAy el buoje
uoredy|dde Buiuued 3ua1nd Jo JaguINU € 1. 818U} 8|IYM ‘|BUSY) BIU0IOG
puiyaq Areinoiuied sbuipjing Juawyede A8101S -€ Jo w0} 8y Ui ‘abuLly

Y] 1e PaLINJ20 Sey 813U UMO} 8y} ulylM Ao JuswdojaAsp Juaday

"BIU0JOG JO }SLI81IRIRYD Pan|eA pue
Buiuyap e si sabuey Buouspueq Agieau ayy jo ,doipxoeq, pue syuswale
[eAn1eU By} Jeyl sainsus ‘sBulp|ing ||e} pue Jusulwold JO YOe| 8y} ‘JI8ASMOH

“UeL1sapad 8y Uey) Jayiel 1sLojow
3y} 0] 8SI1IAAPE 0} S3SSAUISNQ 10} PAAU BY} PUB 813USI UMO] BU} JO 8InJeuU
pajeulliop Jed ay} $aaiojuial ‘abeubis yans jo uonelayjold pue 8|eas ay|

“abeubis Juauiwoid sasudwod os|e

UaIym ‘peoy 18s10Q uo Buipjing sewsury) 0118\ 8y} pue sauad Buiddoys
[BJ}USY BIUOIOG PUB UONOUN( BIUCIOG U} YHM PAIRIJ0SSE S8INJaNIIs |[e}
3y} se yans ‘abeuis Buiag 813uad UMO} BYL UIYHIM Sluswa|a Jusuiwold
[ENSIA 3SOW pue 158yBIy 8y YM ‘SULI0) YIewpue| papwi| 8 ay]
‘uonaajold

18y1eam 10} Sy1ed1o04 8y} 1aA0 Bulume 10 SepueisA uleuod Ajueuiwopald
peoy 18510 10 peoy eluoiog Jayya Buiuoly saniadoid [erasawwo)

‘wioy Aaiols ¢ 9|b

e UM ‘SWI0) ABI03S Z-| JO Xiw e 8suduod peoy 18s10(Q JO 8pIs Jayys

0} sanJadoud [eroiswwod sy a|iym ‘wioy As103s ajbuls Ajuo asudwoa
AjaBue| saiuadoud [e1018WWOD 8Y} PEOY EIU0IOg JO BpIS UIBYIN0S 8y} Buojy

"uona80ld aining JueLiem Aew pue JLaW [BIL0ISIY

J0 ale (S,Aydin| ueg mou) Buip|ing 1axJewadns s y1IOM|O0AN 130} By}
pue peoy eIuoJog JO 8pIS Yinos ay} uo pauorisod ‘||leH ssalbolyd 1aquun 8y}
yBnoyyje ‘a:1usd umol sy} ulyum sbuipjing abelay payiuspl ou aie a1ay |

‘uonesiuegINgns Jo poriad Jale| 8y}

pue diysumoy ay} uiym jualdojanap Ji e1a [eniul syl yioq Bunussaidal
‘sBuip|ing [e1aJawwod eulblio sy} sesudwod |ns Ajabie| pue alua)
AuAIY 8y} UypMm sajeuiopald J81oeIeyd W0y Hing 8sL-Mo| e ‘Ajjeiauan

JuswuolIAUg }jIng '€

uno) JO 8unadN AJeulpuQ - 92-80-6T0C




‘G'9 juswyoeny

L8LIOEL

Jawdojaraq B wio4 yjing " | ainbly

[1uno) 40O 8unea AleulpuQ - 92-80-6T0C



9’9 Juswyoeny

‘Bunyed Jawoisng
0] anp 19a11s 8y} wolj yaeq as sbuip|ing Aq pasiwoidwod
SI peol eluo.oq o auids [erasawwod Buons Ajjenusiod ay|

‘suofouny
[BI2J8WIWOI BSNOY-J0-y2eq juolj AjjeaidAy sBuljamp ‘sease
|eluapisal 0] 18a1]s e Aq pajetedas sI 8109 [LI2IBLUWIOD 8] BJUAN

*$9de0s19813S SS0I0R UBY) Jay)el ¥90|q-pi AISOw $In220
Seale [IUBPISAI PUB 8100 [RIDIBLULLIOD BY} USBM]S] 80BMBIUI BY|

‘sjuawyol|e [enuapisal Buluiolpe jo sieal pue sapis Bumnge
Apoauip saiadoad [erosawiwo? jo Jaquinu abie| e ale aiay)

suonesidwj Aa)|

L8LIO VL

10p1I0D
(el 8y3 ulolpe AjosiIp SIUBWIIO|IR 813YM SINDI0 UOIIPUOI BIBUBIUI SIY] =

10p11109 [1eY 3§ UOBIPUOY

"Juswdo|anap
a|qeynba pue suoi1aauL0d ajes apiaold 03 Japio ul sanbiuyal
1uswabeuew a2epa1UI 8pNJaUI PINOYS $|041U0J 1UBWAO|aASp 81NN =

*8100 [BIDIBWILLOD 8Y) Ul ABMBUE
Buiisixa ue sulolpe JusLI0je UB B13YM $INII0 UOIIPUOD BIBLBIUI SIY| =

AemaueT [e1218wwoy) :g uonIpuo?)

‘seale uelisapad 03 Buimopeysiano se yans syoedw Ayuswe
JWi| pue sasuodsal (98] punolf anide apiaold 03 Japio ul sanbiuyoal
1uswabeuew aJepa1ul 8pNjaUI PINOYS $|041U0J 1UBWAO|aASp 81NN =

"8NUBAY BILIF Se
{ONS $198118 [IDJBWILIOD J9PIO 19MO| BUO SN0 UOIIPUOD SIBLBIUI SIY| =

38913 [RIDIBWILIOY i/ UORIPUOY

‘seale uelisapad 03 Buimopeysiano se yans syoedwi Ayuswe
JWi| pue sasuodsal (98] punolf anide apiaold 03 Japio ul sanbiuyoal
1uswabeuew a2epa1UI 8pNJaUI PINOYS $|041U0J 1UBWAO|aASP 81NN =

‘PROY 18S10(] PUB PEOY BIL0IOY
SE (JINS SPLOJ [BI01BWWIO0 Ulew BUO|e SIN990 UOIIPUOI BIBHBIUI SI| =

peoy uiep) :9 uonipuoy

‘sjoedwi Ayuswe
| pue sadeds uado 0} @2uej|iBAINS BpIAaLd 01 J8pJo Ul Sanbiuyasy
1awabeuew aJepaiul 8pnjaul PiNoYS $|03U0J JuswdojaAap ainny =

"18813s e Ag 9eds uado
UE WoJ} pajeledas SI JUSWIO|Ie UB 8I8YM SINII0 UOIIPUOI 8IBUBIUI SIY] =

‘sjoedw Ayuswe
| pue sadeds uado 0} @2uej|iBAINS BpIAaLd 01 J8pJo Ul Sanbiuyasy
1awabeuew aJepaiul 8pnjaul PiNoYS $|01U0J JuswWdojaAsp ainny =

BENHE
4O S3PIS 10 Je81 BY} 01 $IN220 AjUO SIY} BAIR APNIS By} $S0JIY “8aeds uado
ue sInge Aj3o8iIp JUsWIO0|e Ue 8I8UYM $INII0 UONIPUOD 8IBLIBIUI SIY| =

"sasuodsal aoepsiul Jood Ag pasiwoidwod jou ale sbumss
adeaspue| pue [enuapisal Jo 1830eieyd paliaeld sy} aInsua 0} sanbiuyosy
JuawabeuBw 8aepIaIUI 8PNJOUI PINOYS S|03U0J JusWdO[aASp 8Ining =

‘[eUBPISAY PaUOZ pue| UIEIU0J S18813S JO SBpIS
U10g a1aym $adeas1aslls [BIIUSPISAI Ul SINDI0 UOIIPUOI 3IBLISIUI SIL] =

*sBuInas |euspISal Paysi|gelss Jo Jajaeleyd
8y} pue wieal ognd 8y} 03 syoedwi Ajuswe Jwi| 03 J8pI0 Ul Sanbiuyosy
JuawabeuBw 8aepIaIUI 8PNJOUI PINOYS S|0U0J JusWdO[aASp 8INing =

"SJUBLIO|[e [e1UBPISAI WO} Alepunog
[PIDJBWLIOD 8y} Saleledas 188118 B 818UM $INII0 UOIPUOD 8IRLIBIUI SIY| =

(uonyesedas Ja91)s) |enuapisay :Z UORIPUO)

*sBuiias |eruapISal pajeas Moj 0} Uoiisuel}
ajendoidde ue anaiyae pue syoedwi Ayuawe 3wl 0} 1aplo ul sanbiuyoal
JuawabeuBw 8aepIaIUI 8PNJOUI PINOYS S|03U0J JusWdO|aASp 8Ining =

‘SJuBLLIO|[e [eriuapIsal Buluiolpe pue sjuswio|e
[BIDJBWILLIOD UBBMISQ AlRpUNOQ 198.1P 8Y) 1B SINDI0 8IBLIBIUI SIY| =

(l21anqe 30a11p) [enuapisay :| uoRIpuoy

:ale 8saY] "paiyiIuap!

usaq aney saifojodAy adepaiul Bunisixa aulN “sasuodsal Juswidojsnap
aIniny Buiwiojur ur 1S1SSe Ued yaIym eale Apnis 8yl ul 1SIx8 ey} SAIIAIISUSS
J0 abueJ ayy 03 3ybisur sapinold sadepsiul 8)is Bunsixs ayy buiddeyy

suonjipuoy adepdu] G'¢

uno) 40O SuinesN AteulpiQ - 92-80-6T0¢




‘G'9 juswyoeny

L8L30SL

SuoRIpuoy 8BLIBI| ‘71 ainbly

[1uno) 40O 8unea AleulpuQ - 92-80-6T0C



L8L30 9L

peoy eluolog Jo ajijoid pieasinog ysng,

INO'GL

aoepaul uelsapad Aep) uoydn]

peoy e1uoiog Jo ypou) peoy 18s10q

No'Le

8dp3s198.)S |B1UBPISA [RIITA,
oSt 1834)S [BIIUBPISS [II0A]
_

8¢ €L ¥z Sl

wo y

sadeas)aang [eaidA]

¢’'S5'9 Juswyoeny

"saal] 19a11s pue sabian passelh
apim Bunuawa|dwod syaeqias juol) Ui sasl} Adoued o0} anp
J1919e1RY UBaID 1oUIISIP B BARY S198.1S [eRUBpISal Bulpunoung =

"9AI19SY 8I0ULI0|
Jo Bumas ayy o3 |eyonid a1e sBuouapuep sy} 0} SMaIA djweiouey =

‘peoy eluolog
Buoje 1s9m 8y} wouy 8vueIIUB Y} Bulap sBuouspuep ay} 03 SMaIp =

*dus [eroJawwod
peoy 18s10Q 3y} ul ApejnanJed pajesysuowsap se Buiuaalb jpans
104 Ayunyioddo syau3sal sadeas)aalls ul aauBUILIOP B|IIY3A =

‘A1auaaib ui Buiyae| Juswuodiaus piey e
s 8109 [e1218WWO9 8y} ‘Bumas pajeiabian Ajasuap e 1o uoizepunoy
ay} apinoid sadueljua peoy }8sioq B elu0Iog ayl S|IYAA =

suonesijdw) Aay|

‘peoy 18s10(] BUOJe “YIN0S Y} WO} BIIUSI UMO] B} OJUI [BALLIE UIBYINOS
3y} ,s[eubls, puefiam yied eluoiog ay jo ssauuado Buiisennuod ay|

“S]UBW0|[e [EUBPISAI JO Sadeds uado aeAud uiypm

pue peoy eluoiog Buiul uoneiaban Adoued uiyum pajeaduod Ajjelauab

81 $3INJONIIS “8Ulj MBIA U} Ul JuasaId WLIo) 3jIng SI 818y} 8|IYAN “uonounf

UleW 8y} pJema} JUsdsap 8yl aulyap pue 1sa10 ay} 1e a1us) ANAnY 8y}

0juI B3UeIUB Y} BuAjubis ‘sabuey Buouapue( 8y} pIemol SMaIA SIal0
peoy eluolog Buoje 1Sam ay} WOoj 8109 [eraI8W0d 8y} Buiyoeolddy =

“}Ied [euoneN
sabuey Buousapue( sy} Jo sabpli 8y} SPIEMO} SPUNOLINS PUB [BAC 8U} WO}
SMaIA dlweloued Ul $ain3anas (aining Ajlenusiod pue) Bunsixa Buljeaduod
03 S8INqLIU0J 82eds uado a1eAud Ul S88J} YIIM WSPUE] Ul BAI8SaY

ai0wlo] 4o Jayswiad uisises ay) Buoje uoneyaban Adoued paysijgelsy =

‘uoieyaban Adoued paysiigeisa
Jo s181sn2 yum pajendod Ajsnolauab Ajjesauab aie syied aigng

‘Auaoe

18811 JusiWIBIUI pue 8Bpa 19811 paydnusip e ul Bunynsal ‘Bunyied
13W01SNd 0} 8NP S18813S WOJ} 3Ieq18s ale 8say) o Auew ‘sabpa Buip|ing
8AI19e JO Junowe able| e sulejuod Ajjesausb 8109 [BI2I8WIWIOI BY} S|IYAN

"peoy Jajpuey) pue alenbg 18si0( Jo
SaINqLIIe Wieal a1jgnd By} YHM UOIIBIBIUI [EUNUIL YN [eUIBIUI AJSOW S|
|lew [eus) BluCI0g 4O JUBUOALIOD UISYHOU B} ‘8IURIIUS U} WO BPISY

‘wieal algnd yum
uonaeisjul 83 Butiago ‘(sjlem pijos ybiy) sedepiaiul yueq Jo suswhas
abl1e| UlelU0d UOROUN( BIUCIOG PUB LE\-Y SE YaNs Sia|ie}al Jeulo) afile]

‘peOY 18s10(] JU0-3|gnop ey sdoys aenbg 18sioq J0
uoidadxa sy} yum ‘1eal 8y} 03 BuLINII0 Ajje1sush suoizauny asnoy Jo yoeq
U} SPEoJ UIBW PUB UORIUN[ 8y} pIemo} JusLI0 SaBpa [e1a1awL0d aAdY

‘uonelaban

pue saa1} Adouea paysigelss Buiuieiuod suap.eb juoly snossush

Yum X0eq 1as sbuljjamp pue gind ay} 03 Buipuaixa sabian passelb Aq
pauayiBus.ls S| S18811S [BIUAPISAI JBPIO0 JBMO] JO Jaldeleyd usaib ay|

"gouBUILIOP

1e[naIyaA ay3 03 anp uonaunl ay} yBnolyl panuiuod Jou SI SIY} I8BABMOY
‘pe0Y 18810(] pUB PROY BIUCIOY WIOL} 8109 [RIDIBUIWOI By} 03Ul 8injiedap
pue [eAle 8y} 03 Asy ale saau} Adoued paysigelss jo Bunueid snusay

"Y1ed1004 MOJIEU 8SIMIBYIO0 U 0} Ajajes uelisapad 1oy Buiousy
ur Bunnsal Buryled |3|jesed pue diyel} Jo sawnjoA ybiy pue uoneiahan ou
0} 83| yum ‘100d SI peoy 18s10(] 40 BuIds [elaIawwWod 8y} Buoje Ayuswy

'8109 [B1213WWOJ 8} JO 3IUBLIAAXS pIey 8y} 0} 83NGLIU0I
uoneyaban a1 yum abueyalaiul sng paaed ayy pue syied 1ed abie]

“JUBWUOIIAUS USIeY B S8)eaId peoy

18510(] pUe peoy eluciog Jo uonaunf a8yl punole pue ui Apenaiued saan
198118 JO 98| B PUB S8JBUNS PIBH “181oeIeyD UsaIB pue 1yos Bupunouns
3y} Ul pIoA B sjuasaid 8107 [e12J8WWIOY BY} “YIed BIL0IOG WO} BPISY

*S]UBWIO|[E [BIJUSPISAI JO SpIeA Juol) Ul S8a.} AdouBd ainjew 0} pamo
SI S18813S 40 J1a33eIeyD UBaIB 8y} ajiym ‘|jews Jo Buiyae| Jayys ale saal}
19811S 'S18813S [ENUBPISAI U] SY0B18S Jeas pue Juoiy ul Ausdoid s1eand
ur pajueyd sasl3 03 anp Ajabuey S eale Apnis ayj Jo Jsjoeleyd usalb ay) =

wjeay aqnd 8 adeaspueq 9'¢

uno) JO 8unadN AleulpuQ - 92-80-6T0C




‘G'9 juswyoeny

L8LIOLL

wyeay ayqgn4 B adeaspue] ‘1 ainbly

[1uno) 40O 8unea AleulpuQ - 92-80-6T0C



9’9 Juswyoeny

L8L30 8L

"0} puodsai 0} BIUOJOg JO WO} UBGIN 8ININJ BU} 10} BIBHSIUI BAIHISUSS
e Jussaldal eate Apmis sy} punoq Aybi Jeys sesle [eRUapISal aY |

‘sabuey
Buouapueq 8y} Jo S||1y300} 8y} 1e uoinsod s eluoiog Buidlojuial ur Juepodwi
0s[e SI S1981S [IUapISal UIyNIM saa1) Adoued paysi|qelss Jo sjuasaid ay|

"8100 [B1218WWOI

8y} Jo abpa 8y} Je $8sead Ing ‘eale APN)S 8y} OUI SIBY|l SHIBGISS JUOL)
uiyym pue sadeasiaans ui uoieshian Adoued pue sabian pasself apim 03
pamo seale [eluapisal BuipunoLns ay) Jo I81oeleyd usall paysiiqelss ay|

‘Bunias adeaspue| 8y} UIYIIM UOISN|I8S Jo asuss Buons
e y)m adeaspue| ay} Ui pajisau ade|d [ea0| ‘anbiun e se Buiias s eale
Apnis a1 sasiseydwa sabuey Buouspue( 8y} Jo 8ouasald [ensiA ay |

‘Bulpunosns seale [enuapisal
paysi|geIse ay} se [|am se ‘Buinas adeaspue] sy} Ul sabuey Buouspueq
8y} Jo 8ouasald ayy s eale Apnis ays Jo sabps 8y} 1e saauanjul Jofew ay]

saguanyu

‘Bupyied 1ed pue Buidinias 10} pasn a)1joid 18813S 8U} UIYHM Seale
able| se ||am se ‘aoepalul 8SNoY-jo-30eq e Bunuasaid suieyied diysiaumo
pue| Buibus)ieyd 03 anp aaualiadxa uewysapad Jood e sey Aepp uoydn

‘119e.1eY2 adeaspue|

Buons, ybnoiy ‘s||Iy1004 Y1 SPIRMO} 1IX3/9URIIUS BYY SBULBP 1Se3 8y} 0}
ABojodAy ,pieasjnog ysng, ayl 03 uinias ay3 a|iyAN “843usd 8yl 03 doipyoeq,
|BNSIA JuBUILOP € Bulwlio) AQ 1S8M 8y} W0J} 8109 [B1213LILI0D 8} 0}
89UeUB BY} Sauap sabuey sBuouapue( ay 0} 8ausLadxa [BNSIA 8y |

'peOY BlU0J0g SS0I08
Apepnaied ‘saBpa Buipjing Ussmiag SaIURISIP 1SeA U1M 8[edas uewny
40 98| pUB SBUE| Jl{el} JO JBGLUNU Y} 0} BNP JUBLUUCIIAUS Uet)sapad
9|11S0Y 1S0W 8} SIUSsaId peoY 18S10(] pUB PeaY BIL0IOg JO ,U0IJUN[, Y] =
jJuawanoyp

"18813S 8y} 01 ,sdeb, 812310 YaIym syied Jed 8epns 10} $YIeqias

JURDIUBIS SB [|aMm SE $0eq18s 018z J0 suoi3as Buisidwiod ‘abpa wioy

1Ing paLieA e sey ,uonounl, 8y} Jo 1Sam peoy eluolog 18a11s ayj 0} abpa
ULI0J 3{INg JUB]SISUOD 810W E SUIeIU0d uonaunl, 8y} Jo yLou peoy 18s10(] =

'sA8103s G Jo splemdn syybiay isrealf
Buiyaas aie 8109 [e12J8WWOI By} UM suoiiedljdde juswidojaasp Juaday =

‘Ananoe abejuoly 19811 pue sabps 18811S
0} suondnisip pue 21ge} Wioy }jing 8y Ut ,SpIoA, ul Buynsal ‘Bunyied Jea
30epns Aq paidnaao ale 8109 [e121BLILI0D 8Y} UIYIM pue| Jo suoiuod abie =

"Seale 9S8y} Ul IN990 0} ANUIU0J 0} Juswdojansp Alsuap Wnipaw

-M0J 104 Aj19edED UI §0B] B SI 818U} S81RIIPUI PUB ‘JUBIHIUBIS SI 8100 UBGN

3y Buipunouns (juswidojaAap 8|y} BIRAS PUB $81UBdNII0 [BNp JO WI0)
3y} UI) SeaIe [e1UBPISAI 8U} Ul PALINIJ0 Sey ey} UOISIAIPGNS 4O JUBIX8 8Y] =
uawdojanaq B wio4 ying

‘saue| aleln
pue Bunyied (sjjeled yum adeds 1o Buiadwod syiedoos mouleu Ajjessush
yum ‘auejd punolf ay} UO SSU0S pue AlaLieA Ul Ye| e S| 818y “syJed
189 82epns abie| pue saue| Jed Aq pajeulwop sajijoid adedsiaans 03 anp
snoinsadwl pue piey Aaunsip St 8109 [elI8WWod 8y} ulyim Buiias ay|

-abpa |e1218wWwWO09 8y} 1e Buneuiwsl Ing pleasinog ysng,

Ayl yum spuajq Ajssa|waas Jajoeieyd adedspuel Siy} ‘8109 [e1218WLI0D
a3 4o apisinQ ‘sbunue|d aan Adoued 10} Ayunpioddo Buimolje syoeqias
uapJeb Juoly pue sabiaA passel apim 03 anp Jajoeseyd adeaspue)
12UNSIp B 8ABY peOY eluoiog 0} Jejnaipuadiad sadeasiaals [enuapisay

“Jus|eraud Buiwiodag Apainb syoeqias Jsjjews
'saoepns paaed pley pue SIed Jo adueullwop ay} yum ‘Buias adeaspue|
SIY} WOl 8Iniedap 10UnsSIp e S| 818y} ‘8109 1280 8y} 03 ybnoiyy
Sas1aAel} peol ay} sy “sduis ueipaw passelb enusd pue sabian passeld
apIm uo uoneyafian Adoued paysijgeisa 03 pamo Buinas pieasinog
ysng, 8yl Aq paulyap sI peoy eluolog eIA ainuedsp pue (el 8Y] =
wjeay 21qng B adeaspueq
SaouaN|u| =
JUBWIBAO[ =
Juswdo[BAs(] B W04 }ing =
wieay a1qngd B adeaspue =

:SMOJ|0} SE 81 UOI}EPUNOS UBGI( BY} JO SBLaY}
A8y "1odal sisAjeue uegin pue punoifxaeq siy} 104 INdINO [euly Y3 Se ‘UOISIA
w04 uegln ays ur sainysab Asy ay3 a1ejnuiioy djay ||Im Yalym uorepuno4
ueqJn 8y} wioy 03 sBuipuly Asy pue sisAjeue ayy 3sip 03 syass Jsjdeyd siy|

sisayjuAg uonepunoq ueqin 0y

|1DUN0) 0O 8unaa AseulpiQ - 92-80-610¢

¥ 431dVHI



'q’9 Juswyoeny

L8L3O 6L

weJbeiq suonepuno ‘7| 8inbi4

[1uno) 40O 8unea AleulpuQ - 92-80-6T0C



9’9 Juswyoeny

L8L 3008

19106162 80e9s]881)S JU8]SISU0I 84NN} JO UOIESBII BY) Ul JNSal pue

Seale [e1248WWO0D 8y} JO aBpa 8y} SPIEMO] SULIO) 1SBPOW 810W 0} UMOP

uorysuel Ajlenpes pjnoys ajeas wioy 3jing “saiado.d [enuapisal bunsixs

10 9|jo1d sabuey Buouspueq 8y} SPIEMO] SEISIA PUE SMBIA paulap

3y} uodn Bunoedwi INOYNIM ‘SWIOJ J8]|EY 81BPOLLLIOIIR A|NjSS8IINS

03 AJoeded aAey 1eys sauis Asy uo |enusiod Juswdojaaapal ,jods, Jo

uonesijeas Bulpn|ou| “a1us) AUAIOY 8y} JO 8109, 8y} UM Aysuaul
Juswdo|anap 4o swibal Bunsixa pue Aydlelaly [einjeu syl 8210juldl 0} Y833 =

2109
3y} uiyum [enuajod Juawdojanap asiundg ;7 ainysag Aay

‘papusLWOal
S1'S8pou 91jgnd |[eWS PalLIdNSSE YHM ‘SU0I108uL0d ueLlsapad Ajijenb
-ybiy Jo ylomiau e Buiesid ‘a10ja1ay] “paxull Ajjood Ajpussaid sie saiuad
paseqg-1ed Ajewnd asay] “saljuad Buiddoys |enua) eluoiog pue uonounp
eluo.og ‘abe||iA elu0I0g 8y} a1e SI0YOUe |1B38) Ulew 8Y] "SIaINWIWO0D 10}
UOIeUIISaP e SE ||8M Se 811U8d UMO] 8y} 03Ul [eALLIe 40 julod Ay e sapirold
yoym abueyaslul SNG pue UOIeIS Ulel} 8y} SII0YIUe [eUSd 8Y] "pPeoy
BIU0J0g JO 8PIS UIBYLIOU 8y} Buoje SI0ydue pue S8pou BAIJIE JOUNSIP

JO Jaquunu e $asudwod UOIN|OAS 1 01 8NP ‘813U UMD} BlU0IOg 8Y] =

sapou Ajanoe ay) 193uuo :9 ainysag Aay|

“|Iea} Y8819 puljg 18peolq 8y} 0}
‘peoy pjeubuuds Buoje aul| 8j9A B yuM Ul 811} pUB YIeg BIU0IOG 0} [00YIS
Alewg sydasor 1S yull pue 813uas) AJIAIOY 8Y1 JO JUBIX8 UIBYINOS 8y}
aulap pinom auids uaaib, puoaas ay “UoNels ulel} 8y} sassed 0s|e Yalym
‘aulds 1sam-}sea a|fuis e Buoje yled Ja|pueyy) pue 8AIaSal 8NUBAY B}sIuL
"8A18S8Y 810WLIO] ‘|00YIS Alewilld 1S8\\ BILU0IOg ‘B11U87) 8INSIaT elu0log
31 Julj Pinom Jey} ‘a13ua?) ANADY B} JO SBYILaI LIBYHOU BY} UIYHM
3UO ‘PapuUBWILI0IA] Ul ,$auIds ualB, 0m} Jo uonesald 0} ‘Ajjuanbasuoy
‘s1asse ageds uado a1jgnd pue usaib Bunsixa eiuoiog Jay1ebo yui| 03 pue
|le381 8102 By} UIYHM S3IN3sab 8y} JuaLus|dwod 0} JPIO Ul ‘PapUBLULLOIS]
SI SUOI}D8UUOD 1SBM-1Se3 O 310M}au Alepuodas e Buibeinoouy «

saoeds
uado anqnd Bupjui| ‘sauids uaaib ajeaiq :g ainysan Aay)|

"SBINAIIR SSAUISN [|BWS 181S0} pue
}I0M]8U JUSWSAOW [BI0| BY} YI0q Ut uoiauny juepiodwl ue sA1as Asyj se
8INJINIIS B13UBI UMD} BIU0IOG BY} JO JuBWas anbiun e se pausyibusis aq
0} SI SUOI}23UL0J [BI0] JO YIOMIBU SIY] “SI0yaUue [Ie3al Jewio) abie| paseq
12 JU8d8I 8Jow 8y} 03 ybnoiyy seale doys duls ‘1881 UIBW [EUOIIPEI}
ay} woyy ssadde uerysapad juaiusauod apinold Ajjesauab syu asay] “syul|
apedle pue Aemaue| J0 }I0M1aU 8|qeIapIsuod e sasldwod Apealje eluolog =

suo0123uuo0d uerysapad uaypbuang :p ainysan Aay

“JUBWAAOW [eJ0] 10} AHAIIBUUOD
19150} PUE 813UBJ UMO] 8} JO SEAIE 1SBM PUE 1SES 8y} Usamiaq def ayy
,abpig, 0} papuawWodal sI peoy 18s10(] 0 Uoi3dss siy} Buoje uoisinoid
wieal a1jgnd padueyua pue 183oeleyd wioy }ing Jabuons e Buibeinoduy
"UONE)S Ulel) 8y} 03 Ajwixoid 8S0|2 Ul pue SI0YJue [IEYal AsY Usamiaq
pauoiysod ||am Ajleaifisielis osje 13| “saiuadold |e12JBWWO0I pajeIosse
pue ulaned UoISIAIPgNS UleiB-aul) ‘8AIaSaI PEOJ MOLIBU A[BAI}R|3) B
Buipnjoul ‘'uonIpuod 18813S Ulew € JO UoIepuUNo} 8y} Sasudwod peoy 18sioQ =

1aai)s ulew peoy }asioq auya( :g ainsay Aay|

"PEOY 18510(] JO UONDAS Sy} JO SanIfenb pue uonauny 18813 ulew, Bunsixs
3y} 8210jula1 0} peOY Ja|puey) 03 peoy 18s10(] BuOfe pJemyyou panuiuod
aq p|noys sainseaw Buiw|ed dijely yang “syuswsrow uerysapad
paseaioul afeinoaua 0} Jayiabol Jasojd uonaunl 8y} Jo SI8UI0D IN0J 0}
Ul pue sanss| Bulpooyy pasi|eao| ssalppe ‘wieal aljgnd sy} 8dueyua 0}
uonebisanul sainbal 11 ‘JUsWUOIIAUS paleuIluop Jed e Ajuasald “uoisinold
wieas ognd papuedxa pue padueyus ue pue sbuip|ing jusuiwoid
a1o0w yBnolyy ‘uoniuyap Jabuois e salnbal pue ejuolog 4o juiod

|BA3UBI BY} SI SPROY BlUOIOg pUE 13s10(] JO Uoiaunl peol anisuedxa ay| =

uonaunl ay} Joysuy :z ainysar) Aay|

“y1ed1004 8y} UIyHM 10 Buoje $18A02 punoib pue sgniys |lews Aq
pajuswa|dwod ‘uelpaw [enuad e uiyum Buiued sa1y Adoued eia papinoid
aq 03 Ay s1 Bunpued adeaspuey jo uoisinold ay3 1eyy Ajay1| St 1l seale
|eruapISal BupuNO.INS By} WO ‘813ua7) ANAIIY BY} JO 133Ieleyd Loy
1[Inq JUBIBIP 8y} UsAIY “a|joid peoy eluoiog sy ojul Buinuiuod 188.1s
apIs [enuapIsal 8y} Jo uopuod Ajes| pue usalf ay Buibeinodus sapnjaul
Sy “1810e1eyd wieas agnd Buuyap pue Buols e se ‘aiuay ANAIIY 8yl
ybno.y} Js19eIEYI PIRABINOG YSNG Pan|eA pue Bunsixe 8y} anuUIUOI 0} %933 =

peoy eluoiog uaaiy :|, ainsay Aay|

UOISIA wioj ueqin 0°G

uno) 40 SuiesN AteulplQ - 92-80-6T0¢




uoday suonepunod 8 punoiByaeg - uomsodold wio4 g - ABa1ens [emausy eiuoiog

P17 Ald diysiaupied ussuey

ne‘wod diysisupeduasueymmm m v L8L wO 18

ne‘wod diysiaupeduasuey@oul @ 8107°11°87 P

8808 ¥996 € 19 4 ¥¥B8 Y596 € 19 3 .

000€ 9IA BLINogiBW €Y@ 0009'L BN

15 UONIGIYXB G| 1 [R9] 100-aan YON Bmg

Wweujain | auinogjaw 1048102 :joy 1080014

py Aad diysiaued uasuey to.\m.\\_ E\Qn\ th‘\\.\ Gl m;:@u.

spuno.ins
|enuBpISal paysi|qeis
ploysaly Jo uoisuedxa
|njaIed Iapisuo)
uswdojaaap
[enuelsqns aiojdx3

pue| .
padojarspun 4o 1sow syely .

e1uspISal 1S8POj

Bumas [erosewwod
utelb auy uieyay

|ealpawy/ e |
Ayunwwos uieyay SR

36pa ei0JBWW0d DA .
uaybuang W2

I
I
g
I
I
|
|
[
I
7

|
I
I
I
I
I
|
|
\

9PON [N

|

®

@ 8pop uonaunp
@ 8PON uonels
®

@=

L 4

3poN abejiip
sapou ul saiunyoddo
wieal gljgnd a1eai)

SUOIJI3UL0D
|BPOU-13}UI BA0IdL|

““--”_ apoN AlAnoy Asy

auids o S . : : 7>
CCo 19191y UBaIB 48| O / = W=

c0 %mmwﬂom ysng Z \\/J\f\//\v ’
@20 piensjnog ysng
Aemaien) [eALy
—=> iomiau ajaAaIq 0} yur]
== urusaiy
&= ooy el
e+ auds Annoy
o uonaunp Asy|
90eds uadp

m_ Kemjiey
_H_ 210) [EIJBWIWOY

r—A
L—J

ealy Apnig
pusbaq
UOISIA W04 uegin

Abajeng
|emauay eiuolog
uasuey

‘59 JuswpERY 1uno 4O Bunaa| AJBuIPIO - 92-80-6T0T



-adeas1aa.s ay) Buoje sMalA anbijqo pue 198.1p Wolj pamalia
uaym adeas1aails ay Lou) 19e133p 10U op pue ubisap Buip|ing |jeiano ay}
J0 1ed se peas Aay} ainsua 03 s|jem apis 03 Ajjiqiba) ubisap a1eisuows(] =

‘aoeds uado pue s18a11s Juadelpe JO 8IUBJ|IBAINS BAISSEd BPIAOL] =

‘uonenae
pue Ayjeusiew yBnoiyy sjaas| Jladdn pue wnipod ussmiaq ysinbunsiq =
‘ssew Buipjing ,dn yeauq, 0} pajenane |[am ag =
:pINOYS [[eM 18813S B puIyaq aeq 18s s[aas| Jaddn jo ubisap ay|
*suoIssaldxa [einjoanydle
x8|dwod pue Asng Ajano pioay “181aeleyd adedsiaslys Buljieaaid ayy uiyum

L1, pinoys swioy map “uonejussald pue wylhys adeasisains Buljiersid ayy
108)j21 0} paau suoinodoid pioA 0} pijos apede) pue suialed uonessaua

"SSew [ensiA
9INpal 0} SIS} [2IN}I3YYIIE YBNOIY} SIUBLUS]S [|BLUS 03Ul PBPIAID
Ajlensia 8q 03 paau sjlem yue|q Auy "Wwieal Aljgnd 8y} UIYUM WO} S]gISIA
2J8UM pue PapIOAR 8¢ PINOYS S|[em yue|q aAisuedxa sabejuoly 1881 0]

SUONRI3PISUOY |RINJIBHYIIY

“ed JeuoiieN sabuey Buouspueq sy} 0} SMaIA 19810.d 0] pue sabpa
[EIJUBPISBI B]RIS JBMO| B} PJem0) uolisuel) 0 umop Butiade) sioyaq ‘ybiay
Bulp|ing jo a|eas 1ajealb e ayepowodde 03 ,uonouni, ayy 1oy Ajunpoddo

ay} sapinoid SIY] "1S8M pue 3Sea ‘yHiou sy} piemo} Aeme sanow 3 se Buisu
pue| Yyum ‘a1jus) ANAIOY 8y} O S8UIEaI I8MO| Y} U0 SHS PeOY 18810Q

pue peoy eiuoiog Jo ,uonounl, 8Y] "SMaIA Pue UOIISUEI] 0} UOI1RI8pISU0d
UUM par} Aj8so|d s a11ua)) ALY 8y} JO 8dojs 8y} 0} UOIIeIBPISU0)

‘|aA8| punolb

|eaneu e sabejuoly 19813 ||e ssaippe SBUIp|iNg Mau 8insua 03 S|9A8| J00}
pue ubisap 8y} ulyMm pabeuew sI seoepis]ul 19811S 8U) UsaMIaq abueyd
aydesBodo 1eyy ainsua 0} paubisap aq pnoys s1sains ajdnjnuw o) sebejuoly
UIeU0D PUe %J0| UBGUN 8i1u8 Ue ueds, yoiym sayis uo juawdojanap maN
'$400]q UBGIN B113UB JO Sypealq 8y} Buluueds 1o sabejuoly 19811S

peoiq yum saus uo Apenained ‘eiuoiog jo Aydeifodoy sy o} puodsal pjnoys
Juswdojsnap mMa| g [euonep sabuey Buouspue(q ay} 03 SEISIA pue SMaIA
Buiwesy ur pue Js1oeleyd adeaspue) s 03 Ay si eluolog jo AydesBodoy ay|

adojg

L8308

“WNWIUILW B SB 'S|9A])

pauted ul 1n220 pjnoys ado(sAua SIY} UILIIM 8[edS Ul SUOIYISURI]| "S8depalul
|euoiisuel} Buoje pabieinoaus s Buissew wioy 3jing ur ,sdais, [pwiui
,'SWL0y 8ed Bulppam, 8|gesisapun ploA. 0] J8PI0 Ul 1By} PAPUSUILIODAI
SI)1 ‘sa0epalul 8AIISUSS Jeal} 0} adojaaua [euoisiaoid e sapiaold ajij0id
19 8p0Jsay ay1 8|IypA ‘[ennge [enuapisal ay} 0} Buipuodsal AjaAisuas
‘abueya |enusiod Jo sasifap BulAleA Jo Seale Usamiag UoNISuel}
ajeudoidde ue apiaoid 03 paiinbai ale sainseaw aAisuodsal aus J10ads
‘pue |enuapisal Buulolpe singe Ajg1eipawl 810 [RI2JBWIWO0I 8Y) 8JAYAN

‘seale

|enuapisal Buiuiolpe sy 03 yBiay Buipjing ui uorysue.} Jes|d e aielisuowiap
1snuw uorysodoud wuioj 3jing anny e “syyBiay Buipjing Jajealb giosge o}
lenualod ayy sey AydesBodoy jo aug|d Jama] S ‘a1IS UO 8100 [I2IBLUILIOD
3y} a|iym ‘Ajpeolg "uondalp yaes ui Seale [BIIUBPISAl paysligelss Buipunog
Apybn 8y 03 1no Buiuomisuesy Ajjenpelf ‘uonounl [enuad sy Ag pajenjound
2109 [B1218WWOI 3y} A paulap SI aJua) ANARIY 8yl Jo Aiawoab ay|

uonisuel)

S[[BM 183138 JO SOUBUILIOP [BNSIA U} 83I0JUT =

pue
‘sadeas}aails Buoje $y0eq1as [9As| Jaddn ul AoualsISu0d Jo |8A8)| e BInsug

‘39usliadxa pajeas uenisapad ay)
W|ayMIan0 10 sadeas)aalis ajeuiwiop Ajjensia Jou op S|aAs| jaddn ainsug =

‘Swioy Jaddn pue |lem 19811 8y} UsaMIBQ UOI1eIedas Jes|d e 8pIACI] =

} pabeinooua si ||em 18811 MaU e aA0qe S|aA8| Jaddn 03 )Ieqias
Wg }yneyap \/ “S|[eM 18813S Mau 0} uoiejal ul Juepodwi si sjaaa) Jaddn pue
S||BA 183138 UB3MIAQ UOIIUNSIP [BNSIA Y] 19U198.d B} JO W0} [RUOHIPRI}
ay} Juasaidal peoy 19SJ0( Se Yyans sauids [erasawiwod Buoje 3203s Buipjing
utelf auy Buiisixa sy} ‘a1juag ANAIIY BIU0JOG BY1 UIYIM Sanguile sbejay
paliI| BJe 818yl 8|\ “8usLadxa pajeas ueLisapad pue Ja)deleyd 18811s
Buiierald ayy Buluieiuiew Agalay ] “uolyse) anissaoal e ul siybiay Buipjing
1918816 pue mau Jo uoisinoid ayl Buljgeus ajiym ‘adeasiasns sy uIyIm
s1adesed pue Swio} [euoiypel; jo 8dueuiwopald ainsua 03 s uoieledas pue
uonaunsIp e yans Jo asodind ay| ,'saInsealw yoeqias Juol) (aAa] Jaddn, pue
/|lBM 193138, B 93NPOIIUI 01 %3S Sauljapinb ubisap uegin ‘seale ueqin u|

sjanay Jaddn g sjiep 19918

'$18813S Y104 0} Uonejuasald Juslsisuod Ajjesauab e jussaid pue 18ui0d sy}
punose deim, 03 paubisap ale pue sabejuoy 198.s y1oq ssalppe sbuipjing
1ey1 Juenoduwl 0Sje SI I ‘SU0IRI0| J8UI0d J8Yl0 1y *(sAa101s g) asuodsal

|em 193138 JayBiy e yum ajyoid 189118 8Y1 Ul pa1dajal 8q Ued YaIYm ‘a1ius)
ANANI9Y 8U} JO 813UB2 BY} 1B PjoySaly} JueHodw Ue Syiew peoy eluolog pue
peoy 18s10(] SI0p1LI0J JuswaAow Alewud ayy jo uonaunl, ay] ‘esle ue Jo
AupqiBa) 8y ur SISISSE S18u109 [BIO] pUB SuonIUN( 18811S JO UOIHULSP BY |

suonounp B s1auio) 19ans

"8109 |BI218WWO0I
8y} ojul sadeas)aalys [e1uapISal JO 1830eIeyd Usalb paysi|gelsa ay} anunuod
01 pue anua) AyANOY ay) 03 seouellus ay) Je Buimss pieasinog ysng,

ay} ainyded 0] papusWIWODaI 81k W9 — Wg woup buibues $xeq1as [aAs
punoug) "s18a11s apIs Buluiolpe ur pue ‘a1ua) ANANDY 8y} SIsjus }i Se peoy
eluoiog Buoje Ajrenaned ‘s1aai1s Ul Isjoeleyd usalb paysiqelsa sy} si
SPUNOLINS pue 813ua7) AJIAILIY BIU0IOG BY} JO J81oeIeY 13811S 8} 01 AaY|

‘uonoun( auag Auandy Alewud

ay} wouy Aeme Buriadey syybisy Buipjing pue (sA8103S p-€) S||eM 188118 19MO|
e yBnoJy) panalyae aq ued SIOPLLIOI JUBLIBAOW Jofew By} 03 Alepuodas

se 9|01 JIay1 Bululap Ing ‘s}9eq18s 188118 [8A8] punoib 018z YIM I1a1oeieyd
12130 J18y} 03 puodsal 0s|e pjnoys alus) buiddoyg abejjiA pue aienbg
18510(] UIYNIM 10 8NUBAY BILIJ SB YaNS S183131S [B12JaWW0I Alepu0dag

1810B1EYD PIEABINOG USNg, 8Y} 03 8INGUIL0D 0} PeOY EIL0IOg
uo pauinbal s yoeqias adeaspuel e aiaym si siy) 0] uondaoxg “yrediooy sy
01 Ayanoe Buipinoad anunuod pue 1uswsAow uetnsspad uo asijended o1
Juawdojanap aining Aq padiouial aq pinoys Yaiym ‘(}9eqias 01az) Alepunoq
198118 J1ayy 01 inq sbuipjing Agq pauljep aie s188.s [e1dJewwod Alewnd
asay} Jo sabejuoly ay] saulds AuAIIe pue SI0pLI0D JUSLIBAOW SE 8|0l
118Y1 $82104UIB1 OS[E SIY] “YIPIM 18811S 8y} 0} a1euoinodoid ale Jey swybiay
Buip|ing Ja1ealf 81epPoOWW0II. URD 810818} PUE ‘peoy eluolog Alenared
‘a|1404d 188.11S Ul JapIM Ajlenariied a1e SI0PILLI0I JUBWSAOW BY} B|IUAA

'sasn pue| Buiuiolpe

BAI)ISUSS 8J0W 0} UOISUR] Burldadsal a|iym SIOPLLIOD JUSWISAOW PUE
1981 Japio Jaybiy ay3 sul sBuipjing Jajjel “sjdiound ubisap uegin |eiauab
e Sy “Juswanow ajeli-ybnoyy uedayiubis Bunepowwiodde ‘siopiiod
JUBWBAOW Jueioduwl 81e peoy 18S10(] PUe peoy eluoiog "sialoeieyd 18als
Buijienaid ayy soueyua ‘AlBSS8I8U B18YM pUB UIR}BI 0} $Y83s uoNsodold
wlo4 3jing 8y "seinquiie adeaspue| pue 8|0l 1By Ag paulap Ajessush
‘sJa10eleyd 18811s Jo afuel e sasudwod a13uas AJIAIDY eluoiog ay

19)oeieyq B ajoy 191§
saoepalu| AMaUET 8JIAIBS =

saijunyoddQ wieay oand =

SYUI UelISapa =

SeISI/\ B SMaI/ (B0 =

sabejuol{ sAnoYy-1WaS pue sAldY =

$S82JY JE[0S =

SUOIIBIBPISUOY [BINJIBNYDLY =

ado|g =

uorsuel| =

S|ana Jaddn B S||eAN 18348 =

SuonaUN( B SI8UI0Y) 188113 =

181081BY]) B 9|0y 198.4)S =

:siseq Buimoj|oy

3y} pue UOISIA UBGIN ‘UOIIRPUNO4 UBGIN BY} WO} PaALISP 8l pue 9| ainbi4
ul pajussaldal a1e Asy] "eIu0IOg JO UOHN|OAS 1X8U By} pue aBueyd wlioj ing
apInb 03 sylewyauaq se papusiul Ing ‘83n|oSqe Jo paxiy Jay)au ale paiyiuapl

sJajaweled ay| "UOIIN|OAS S,813U87) ANIAIOY 8y} 10} Sis1aweled 18811s Ag
19811S s18s ABaleiS [emauay eluoiog ayl 1oy uonisodold Wwiod 3ing ay |

si1ajowesed Jybiay Jo siseg |9

uonisodoid wio43jng 0’9

’'S'9 Wswydeny uno) O 8unad AleulpuQ - 92-80-610C




"Remaue| 8y} Jo 813U83 8y} WO} painses
SI428q18s 8y} ‘Aemaue] e s1 Alepunog Jesl 10 8pIS UOWWIOD 8Y} IBUAN

's|ans| Jaddn jo uoneledss Bulping We Wwnwiulw e 8Insu7 =
'89e118 10 Auodjeq pasodold e Jo 86pa 8y} WOJj WG 10} WNWIUIW /=

‘pasodoud sI MOpUIM [BIDIBLIWO0D
10 MOPUIM 8|elIgey-UoU B 813ym AIepunog 8y} Wolj WE WNWILIW Y =

pasodoid
S| MOpUIM WOOJ 8|gelgey e 818ym Alepunog 8y} Wolj WGy JO WnWiuiW v/ =

:S|aAs| Jaddn sy 1e sBulp|ing usamiaq uoijeledas

apinoid 0} SaLIEPUNOQ UOWILLIOD WOJ} 4I.q 18S aq pjnoys Juswdojanap
"SMOPUIM 0} SS322€ Jejos pue JybijAep 00jino s|qexnba apiroid o
"U01303UU0J Uelisapad/Aemaue| aininy Jo Bunsixa ue Buninge saadoid
Jua2elpe 1o} Ajunyioddo juswdojaasp 8|qennba ay} S1apIsu0d 1ey} asuodssl
ubisap e apinoid pinoys jualidojaAsp mau ‘813usg) AJIAIIY BAIS8Y0I e 104
‘sBuip|ing Burainias 1oy Ajunpioddo ayp se |lam se Aljigeawad uelisapad

ul aseauou ue apinaid syul| ueuisapad/Aemaue] aaniny pue Bunsixg

saoeyiaju] Aemaue aoiniag

‘pabeinoaus ale 18811

3y} SPJEMO} 81EJUSLIO 1BY] SBIU0J[EG PUB SMOPUIAN “W(eal dgnd 8y} Jo
32UB|[IaAINS BAISSed 0] 8INQLIU0D pUe 18811S 8y} U SaAa, apinaid 0S|e S|ana|
J1addp) "saBejuouy peoq yum says sabie| uo Aenarped ‘pabeinoaus si sasn
100}4 punoif ojur Aigua uerysapad 13811 ‘Buljemp 10 82140 Ajuewnd Jayns
Buiag asn sy Jo ainyeu ayy Buniyag ‘Buipjing 8y Jo BpISUl 8y} 03 UOISN|IBS
pue Aaeaud alow Buipinold 0S|e ajiym ‘IN3J0 0} BIUE||IBAINS BAISSEd JO [aA3)
ajendoidde ue uiejutew |ns sabejuoly aAnde ssa| asayl Sy “sleudoidde
aJ0W I sabejuol) BAIIE-IWSS ‘8NUBAY PIYdIQ PUB PROY UO]SLIO|{ ‘peoY
18|puBY) SE Yans ‘a13uag ANARY 8y} UIYNIM pue S18a.ls [edo] sy Buojy
BEEIN

3y} pue sBuip|ing Jo apisul 8y} usamiaq uswabebua pue uonaeIBlUI [BNSIA
3]0eUS YIIyMm [aAa| punoib 1e smopuim jualedsuel) pue ‘sioop a1elodiodul
0} paau s}aalls asay} Buoje sabejuoly 8oy pabeinodus ale sabejuoly
100} punoJB 8A1I. ‘PEOY 18S10(] PUB PEOY BILOIOG JO SIOPLIOD JUBWAAOW
A8y ay3 Buoy aaue|jisAINs sAssed elIA Alajes asiwixew 03 saiyunyoddo
apinoid pue 18811s 8y} UO ,8)1|, 181S0} 0} [8A3| 188.1S 18 UOIIBAIIE JUBIAIYNS
apiaoid 3snw sBuip|ing ‘asn-paxiw Jo seale pue sauay) ANy u|

safiejuolg annay-1wag pue aAnoy

F'5'9 Juswyoeny

L8L30 €8

"90€|4 AQJB|A| 1B 8IINIBS
a1ea pabe Bunsixa sy Buiuiolpe ayis s,awebey jo Alepunog uisyinog =

‘ayis anus) Buiddoyg abejip =
‘a)Is |pAJUSY) BIUOIOG =
'8)Is uolauUNp eluoJog =

‘e Juswdojanap ainynj [enusajod ybnoiy} 1SIXa SUOII8UU0I

uerysapad mau Jo saniunpoddQ “10dal SIy3 Ul pauljiNo SUolepUsWWO0dal
Aemaue| 1810 ynm Ju81SISU0d sasuodsal JuswdojaAsp sjgeynba yum
puodsal pinoys suoia8uu0d uetsapad aining Buiinge juaidojaAsp aining
"S$ylomyau podsuesy angnd pue uenysapad 8y} usamiaq SU0IIBUU0I [epowl
-$S010 UaY}BuaIIS pue “}ioMm1au uellsapad [|e1ano ay) usyibusils 0} Sauo
Ma8U 818819 $400(q Uegn Jable| ul pue ‘syull Buiisixs asay} saueyus pue
ule1al 03 §38s pnoys Juswdo|arap ainn4 “Aljigeswad %90|g-pil 8seaioul
1ey} *(diys1aumo s1eAid ul sapeale 1o shemaue| agnd 1ayyis Jo W0} ay) ul)
Syul| uenisapad Jo aquinu e 03 19algns Apealje sI 811ua) ANIAIdY eluolog ay|

SHur ueuysapad

‘a1ua)) ANARAY 8yl ulynm doipyoeq Jusuiwold e

Se Ulewsl pjnoys pue eiuoiog Jo Bumas adeaspue| sy} 03 [eibaiul aie sabuey
Buouspue( 8y} Jo 8oussald 8y} ‘SIsAjeuy suoipuoy Buiisix3 ayy ur punoy

Sy ‘juawdojanap aininy Aq pasiwoldwod 10 pawjayMIsA0 Ajqeuosealun Jou
ale yled [euoney sebuey Buouapue( 8y} 01 SMaIA Jeyy ainsua 03 Bunsa)
wioy ing ybnolyy pasadway syaeqiss pue swybiay bul pasodoud yim
‘sIsAjeuy suonipuo) Bunsix3 syl ul paiyiuspl usaq 8AeY SMBIA Asy 8say|
“ped 1ed 80euns 8|q1ssadde Ajaignd e se pasn S| pue| a1eAld 8y} Ji UsAg
‘pue| 83eALd UO WOy SMaIA Bunsixa uo paseq ‘a|eas Juawdojaasp aininy
HWI| 0} 8AIOLIS8I 00) PBISPISUOI SEM 1 SE PASSILISID 81aM pue| ajeAud
UIUHM WOL) SMBIA AUE “BJIUAA 03U JUBLIND 8y} A PaIapISUu0d Ajjuaiing Jou
ale (Aemaleh uis}sap\\ pue e BIU0IOG) SMBIA PBIHIUSPI BAOGE Y} JO OM}
"JaABMOH °10.3U09 /(] Bunsixa sy Jo 1eyy 03 yoeoidde Jus1sSISU0D e SI SIY|

(uonoasialul peoy 810uLI0] B Peoy eluoiog) Aemaled uIslsap) =

a

(159M) YJed BIUOIOG =
(leno Burpods Buippens yled 1ed uls}sam) 8AI8SaY 810WI0| =

:SU0NeIO|
a11gnd A8y Buimoy|o ayy wiouy yled [euoney sabuey Buouspueq ay 0} SMaIA
Buinaalold ayy woy paauap Ajabiel usaq sey uomsodoud wioy 3jing 8y

SE)ISI\ B SMaIj\ [e907]

‘pabeinodus ale 18a1s

8y} SpJemo} 81ejuaLio 1ey) Salu0d|eq pue SMOpUIAA “Wieal dljgnd ay} Jo
89UB||I8AINS BAISSed 0} 8INgLIU0D pue ,19811S 8y} U0 $aAs, apiaoid 0S| S|ang|
l1addp) "sabejuoiy peoiq yum says Jabie| uo lenaned ‘abeinoaus si sasn
100}4 punoif ojul Aijua uenysapad 19a11q ‘Buljamp 10 8210 Ajuewud Jayns
Buraq asn ayy Jo ainjeu ayy Buyaq ‘Buipjing 8yl Jo apisul 8Y) 03 UOISN|I8S
pue Aseaud alow Buipinoid os|e 8iym ‘N30 0} BJUE||IBAINS BAISSEd JO [3A3)|
ajeudoldde ue ulejutew || sabejuoly aAjde Ssa| 8say} sy “aiendoidde
810w 8le $8beju0.) BAILIE-IWBS ‘BNUBAY PIYIIQ PUB PEOY U0ISLIOl ‘peoy
18|puey?) Se yans a1juay ANAIOY 8y} UIYUM pue S18a11s [e30] 8y} Buoly
BELIN

8y} pue sBuip|ing Jo apisul 8y} usamiaq Juawabebus pue uoIeIdIUI [BNSIA
8]geua U1y [8A8| punoib 1e smopulm jJusiedsues) pue ‘sioop sjelodiodul
0] paau s18a11s asay} Buoje sabejuoly aandy “pabeinodus ale sabejuoly
punoib 8AI0. ‘peoy 18S10(] PUB PEOY BIU0I0g JO SIOPILI0D JUBWSAOW

Asy ayy Buojy “8aueianins anissed eiA Ayajes asiwixew 03 saiunyoddo
apinoJd pue 188118 8y} U0 31|, 181S0J 0} [9A] 19813S 1B UOIIBAIIIR

1uB1aIyns apirod 1snw sBulp|ing ‘asn-paxiw Jo seale sanus) AUAIY uj

safiejuol4 aanoy-1wag B aAnay
‘(zz aunr)
9211S|0S JAIUIAN BY} e Wdz pue we| | uaamiag sadeds uado Jo 9,0G Ises|

1e 0} BuIMOpRYSIBAD 8SNEI 10U PINoYS JusWdojaAap 1By} PApUSLLLIODaI S 1
'pa3as301d si sadeds uado ainny pue Bunsixs Jo ANuale sy} Jeyl 8Insus o]

‘(€7 Jaquisydas) xouinb3

Bunds ay} 1e wdz pue we| | usamiaq syjedioo) UIa)ses pue UIslSap) =
‘(€7 1aquiardas)

xouinb3 Buudg ay3 1e wdgz pue we| | ussmiag syiedooy uiaynos =

:SMOJ|0} Se ‘Buimopeysiano pioAe 0} Juawdojarap mau aysoddo shemyied
uen}sapad 0} PaINsus SI SS8IJ. Je|0S Jey} PpUSLIWI0Ia] SI }i ‘Blu0Iog uj

"$80eds 18813S paysi|qelss Asy pue sadeds dijgnd Asy 0} SS830€ UNS JaJUIM
pue jyBijAep mojje 03 Buip|ing ayy abuelie pue 8}ea07 :eg |G BUIBPIND =

pue ‘ybiuns pue 1ybijAep 03 ssa29e
8|qennba apinoid saiua) AuAdY ul sBulpjing ainsus 0] :|°|°G 8AdsIqQ =
:Saljua) ANAIOY Ul $$82J€ Ie|0S 0} Bure|al sauljspin
pue 8A1193[qo Buimojjo} 8y Suleu0d elio}dlA 10} SaulBpINg ubisaq uegln sy
"89usliadxa adeas}1aalls 8y JO 34|, Y 03 [eA I saulds uelisapad Asy pue
wieal ongnd 03 JyBijuns ‘eiuoiog se yans saius) ANAIIY pue seale uegin u|

$S999Y Jej0S

uno) 40O SunesN AteuiplQ - 92-80-6T0¢




“Juawdojansp Juswiiede/asn paxiw 81epowLLI0IIe
0 SB1IS B|IA 818810 0} SAYIS JS||BWS JO UONEpI|0SU0d 86BIN0JUS 0] =

'SUIBIU0I Buimopeysiano
10 Ajluawe ‘adeas1aais 1981Ip INOYYM 3ing 8q Ued Juswdojansp 8jeas
18yBiy a1aym aul| Aemiel ayy Buoje pue| pasijizniapun dojeasp o] =

'sa)1s Juawdojanap
16ajess 1o abie| ybnouyy syul uenysapad aignd mau abeInoJus 0] =
"a1ua) ANy BAIS8Y0d pue
P8123uu0d 810w e pue saiunuoddo wieal agnd mau ‘Juswidojaaap
Ausuap 1aybiy abeinoaus 03 abueyalalul SNQ pue JOpLII |iel 8y}
anoqe saiunuoddo Juswdojansp pajusLI0-HSUBL} MaU 810[dX8 0] =

‘sayis d1balesns 10
afle| Aleinaiuied uo sasuodsal JuswdojaAap ay1aads a)is 86eIN0JUs 0] =

sannpaalqQ

juawdojanaqg

*sjuednado Buip|ing ainny pue Bunsixa 10} Ajuswe pue 300[Ino a1el|Ioe}
0} (wnipod /|[em 18813S 8A0qe) sBulp|ing usamiag uoiieledss apinoid o] =

‘(aunp zz) @ons|os

18)UIM 8U} 1B 00'17L 03 00" | Usamiag adeds uado aininy pue Bunsixa
01 30edwi Buimopeysiano sasiwiulw JuswdojaAsp 8inn} 81Nsus 0] =

(laquisldag zz) Xouinba ay1 12 00| 01 00| | UsBMIaq
Sy1edj00) 0} $S8I9E Je|0S SulejUTeW JUsWdO[aASP 81NN BINSUS O] =

‘(aoeds
uado pue syiediooy) anjgnd pue pue| sjeAud uo 3oedwi Buimopeysiano
|qeuosealun Jo 10edwi 8y} u }nsal jou op slybiay Buip|ing ainsus o] =

saanaslqo

9’9 Juswyoeny

L8L 30 V8

'sayIs Juawdo|anapal uo adeds
uado mau 1oy Ayunpioddo apiroid pue sadeds usdo Buisixa 8ouByus 0] =

'sadeas}asils pue sxoeqias adeaspue juoly ui Bunueld
881} Addoued ybnoiy} a13usy) ANAIIY 8yl 03 sayaeoidde J0pLLIOD |iel pue
Peoy eIu010g 40 I83IeIRYD PIEABINO] Ysnq 8y} uaylbualls pue uielal of =

‘abeuou) 19811S S,811S 8y}
pue sBuipjing uasmiaq ‘sduys ainjeu Buoje saaly snousbipul jo Bunueld
Adouea [eiuelsgns ybnoy yBiay Buip|ing ur S8sea1dUl 18SH0 A|lenSIA 0] =

‘eale $||141004 8y} Jo 8IuBAIUB
adeaspue| pue [ejusLUOIIAUS 8y} Jo 8duenodwi 8y} Bulysiuiwip
noyum ‘sayis Jabie| uo Aususiul Juswdojaasp pasealoul 1oddns 0] =

‘peoy eluolog Buoje 8aueljua a13ua) ALAIIDY UIBISM 8U} pue Yied

BIU0I0G UIB1SAM 'BAI3S8Y B10WLI0| W0l SMaIA A8y 8y Ajejnaiuied ‘eale

Apnis ay1 Jo auljabpu uialsam 8y uo $adejd aignd aininy pue JusLNd
woly yed [euonep sabuey Buouspueq 8y} pIEMO] SMAIA UIRIUIBW O] =

‘syoeqyas adeaspue
apis pue Juoyy ut Bunueid 81 Mau yBnoiyy 8109 [LIDIBLILIOD 8y} 03Ul 3
181]1} pUe $33813S [eRUBPISal Jo Buas uspieb paysiqelss sy} Ulelsl of =

sanpaalqQ

's88.} Adoued Jo uoisinoid
apinoud 03 813ua7) ANANDY 8y} o 86pa 8y} e YIeqlas Jeal e 3INSUB 0]

‘g1 ainbl4
ur umoys se syybiay Buipjing ur sabueyd usamiaq uonisuely sjeudoldde
10} sapinold puej [enuapisal Buninge uswdojanap Mau Jey) 8Insua o] =

“}INg [ensIA Jwi| 03 pue swioy paddas aAlladal ploae

0} a|youd / | g 8P0DSaY By} UIYNM SIBq1aS [3As| Jaddn Jo uoijepljosuod
3y} abeunoous 01 ‘pue| [eiuapISal Buninge JuswdojsAsp Mau 104 =
‘g| anbl

ur umoys se sybiay Buipjing ur sabueyd usamiaq uonisuely sjendoidde
104 sapinold puej [enuapisal Buninge JuswdojaAsp Mau Jey} 8Insua 0] =

saAnaalqo

uomisuel

"9UB||IBAINS
anissed oy saiyunpoddo pue sabpa aA110e YBnoly} SJUSWIUOIIAUS 8S8UY}
jo Ayajes paniaalad pue a|eas uewny ay} 03 pJedal sey Juswdojansp
MU pue wiesl aljgnd 8y} UsBMIBG 8ILLISIUI 8Y) BINSUS 0] =

‘a1ua) ANAnaY

ay1 ybnoayy Aujigeswsd pasealoul pue Saue| pauspIM aA3IYIE 0}

9eq1as [aAs| punolf ybnoiy} ‘se8alAIas pue suo1aauu0d uelsapad oy
ylomiau Aemaue| Bunsixa ay} Jo uoisualxa pue uonesijin abeinodua oj

‘sabejuoyy Alewnd
wouj Aeme pajeao| $Saaae 8|d1yaA pue Buipeo| ‘BuIdinIeS 818J0| 0] =

‘sabejuoly
1004 punoJf aA9e yum sabips 18813 snonuiuod 8beinoaus of =

‘[8A8] 183118 1 103448 ||em 18811s Buljierald
ayy asiseydwa 0} [|em 188118 8Y} BAOGR $Y2Bq18S [9A8| Jaddn 1dope o] =

“YIpim 188118 Buminge sy 03 ajeuoiiodold
S 1By} [[eM 18313S Je3| e ynm Juawdojarap mau abeinodus o] =

sanpaalqQ

uoniuya( 19918

“W0} }ing Jusuiwoid
UHM UOI}I8SI8)UI PROY 18S10(] PUB PEOY BILOIOY BY} BULBP O] =

*81JU82 8y} 03Ul S3LUS pue suonaunl Asy 1e

a1uag) ALY BIUIOgG 8] 1B [BALLIE JO BSUBS BU} Suslybiay 1ey) sanjea
adeaspue| pue wioj 3jing Ayjenb-ybiy jo Juswdojansp abeinodus o] =

‘BIU0JOG JO 8109 [BIDIBLIWOD

3y} UIy}M JuawidojaAap pue Uoijepijosuod pue| 86einoaus o] =
‘RungiBe)

pue abew sy aroidwi pue sabpa S,813us7) ANIAIOY 8U} Bulap O] =

'SNeIS QYA 8Y} 0} puodsaliod
1ey} saifojodAy wioy }ing ybBNoly} ‘SpUNoLINS [eruapIsal AlSusp mo|
S W04 JOUNSIP SI JBY} WO UBGIN B Se 813u87) AJIAIIY 8y} 8ulyap 0] =

saAnaalqo

uoniuyaq anuag Ayanay

:apnjour sajdioutlg ubisaq Ueqin 8say] "SPUNOLINS [e1lUBpPISal Pays!|qesa ayi 01 sabpa sy Buoje uonisuel} [enpelb pue 8109 [e12I8WW0D
S} UIYHA uoljepljosuod Buifeinodua ‘AlsIsaIp AJsA Iy} Uo pjing 03 8NUIBUOD [|IM 813U87) 8y} 4O 8|1jod aining 8y} 813us?) 8y} JO JLge} palieA 03 asuodsal U] *(Qgq) AepanQ 1uswdojaas(] B ubisaq aining e ul papnjoul 8q 03 SaAIIBIGQ W04 ing Jo 18S
10u123ns e dojanap 03 pue ‘a1jua) AyAnaY eluoiog ayy oy uonisodold Wwio4 3jing ay: Jo Juawidojanap ay apinb o0} pasedald uaaq aney sajdioulld ubisaq ueqin Jo saas e ‘siajdeyd snoiaaid 8y} ul paguasap sishjeue |enixa1uod Bunsixa uo paseg

sa|diound ubisaq ueqin z'9

uno) 40 SunesN AteulplQ - 92-80-610¢

<
~

1ioday suonepuno B punoifiyoeg - uonisodoiyd wiod Jjing - ABajeIIg [EMauaY eluciog

p17 Ad diysiauyieq ussueH




'q’9 Juswyoeny

L8[ 30 S8

‘abejuay
w04 3jing s eluolog 399j0.d 03 }aas pue Ajpuap|

‘'sapease pue shkemauej anqnd

Ayjenb-ybiy jo yao0miau e ybnouyy ‘uonels ues
ay} pue sioyaue [ieja1 A3y s eluoIog UaaMIaq
suon93uuo0d uersapad ayy uayphuans o)

"sunio} Juauiwoid ypm uonaasiayul
peoy JasioQ pue peoy eluciog ay} auyap of

‘peoy eiuoiog
Buoje J8)oRIRYD pIRASINOY YSN(, Y} ADUBYUD O] =

"eluolog
J0 9109 [e1213WWO09 3y} ulyym Juawdojanap
pue uonepijosuod ueqin afeinooua o -

ied

BIU0I0G pUB 3AI3SAY AI0ULI0] UIYHM SUOIERIO|

a1jqnd pauyap wouy dyued jeuoney safuey
fuouapueq ay) piemol smaia Aay ulejuiew oj =

$aAnaalqQ wio4 ying yeiq

:$8A1398[q0 9 Buimoy|oy

U} pajelp aney am (Ueld 8INJINIS [eMaUaY eluolog 8y} Juawajdui 03)
$3A198[qo yans Burenuiioy ui 19Un0g IsISse 0] “SaARdslqo ubisap 8s1au0d
pue 1es|d a1inbal 0} (S813U87) AUAIIY 10} S|0J3U0Y YIeq18S pue JybIsH :

09 "ON 810 8919el4 JO 33uepING By} PU BIU0IOG JO WIOJ J[ING 81NNy 8y}

$9AN93lgQ w104 }jing papuswiwiosdy £9

[1uno) 40O 8unea AleulpuQ - 92-80-6T0C



L8[ 3098 E

(a0u87) AuAnay euoiog) uoisiy wuo4 uegi 9/ ainbly

abed au Juswablejui

e e -

C’579 Juswydeny [1uno) 40O 8unea AleulpuQ - 92-80-6T0C



~
~

1oday suoiiepuno4 8 punoibyoeg - uonisodold wio4 }ing - Abaiens |lemauay eluoiog

1ySIaulled uasueH

P11 Ag d

(]
=
=
o
i
m
=
(-7}

ne‘wod diysiauyeduasuey mmm m
ne‘woddiysiaupeduasuey@ojul @

8808 ¥596 € 19 # ¥¥88 ¥S96 € 19 3
000€ Q1A BUINOgBW

38 UONIQIX8 GE | p [9Ra)]

Weujain | auinogjew

Py Ad diyssaunied uasuey

wkml leuoney sabuey
UOUBPUE(] 0] SMBIA 1081014
sapou ul saniunyoddo
wieas aljgnd a)eai)
EREIT TR

uado 03 puodsay

apease/Aemaue) map

apease/Aemaue| Bunsixg

90BI8IUI ABMBUE|
Bunsixa 03 puodsay
|EBINGE [eluapISal
19311 0} puodsay

(wg'g1) emisans Ao1ols g maN
(Wg'E L) [lemizans Aei0ls y ma

(wgoL) [lemizans Asiols € map

&3]
e
o
)
L]
o
—
—
—
—

(wg'/) lemiaans As103s Z M

(wig) yoeques uspley
() Yoeayas piensinog

Juawdo|aAs( J0pILIOY [1BY
WG'LE - WG'GZ / shaiols 0L - 8
wg Gz / shaiols g
wg'zz / shalois /.

NEEEY 00

wg'g| / shaiols 9
wg'g| /shalois g

wg'gl /shalois ¢

wo'L| /shalols g)
3U07 [ENUBPISaY [elauan

aoeds uadp

@i Aem|iey

_H_ 9107 [21218WWI0Y
r—n A

Ly eai hpmg

puaba]

uorysodoiyd
wio4 3ing ainin4

ABajeng
|emauay eluoiog
uasuey

F'G°9 Juswyoeny

L8L30 L8

(8107 [BI21BUILLIOY) UOISI/ ULIO{ UG

/| 8inbif

|1PUN0) 0O 8unaa AseulpiQ - 92-80-610T



"SpUNOLINS [e1USPISal 8y}
pue 8102 |B12J3WWO0I 3} J0 abpa 8y} e uoiisuel} sjeudoidde apinoid of =

‘|9A8) 188.3S 1€ 193)8 wnipod Buljiersid
3y} asiseyduia 0} ||[BM 18313S 8U} 8A0QE ¥0eq1as [9As| Jaddn 1dope o] =

‘uonelsban Aaloisiapun pue saaly
18a13s |euonippe Buipnjour Buidedspue| mau 1o} saiunyioddo apiaoid 0] =

"S188.1S [enuapIsal o Buias uapieb paysi|gelsa ay} 8oUBYUS pue UIR}al 0] =

"8100 |BI0JBWLIOD 8y} 0JUI
S198.18 [ERUBPISal Buipuno.ns 8y} Jo Buinas usaib paysiqeIse ayy Ja)|y of =

sannaalqQ
‘wnipod 8A0Qe }2eg18s W WnWIUI =

*aB.IU01} 19913S WOJ YORYISS [9A3] pUNOLB WE =
‘llem 18438 (WG'gl) AB103S ¥ - (WG'QL) ABI0IS € =

asuodsay aoepiaju|

'sade0s19811s [eljuapIsay =
‘(apm wig|, AjjeaidAy) s39aus B0 03 SabeaplS =

uonesyddy

Ty w

NS'¥

No'e !

NO'E |

Noe

No'e

Arepunog Anadoid

09 e

yoeqiag adeaspue - ¢ Juswneal]

L8[ 30 88

'Seale 12JBLUWOI Ul UOIPUOD Y3ed100) I8PIM B 818810 0] =
"xouinbs Buids 18 007 1-00° L | UsBMiaq (SapIs yiog) peoy 18sio(]
pue (3pIS YINos) peoy eluolog uo sy1edioo; Jo BUIMOPRYSIAND PIOAR O] =

"Seale [B1018WIWOD PUE S}8813S UleW 0} BAIINPUOI Sabiejuoly
100]} pUnoJB 8. BYAUI YaIym SaBpa 183138 SNonuU0d abeinodus of =

‘[oA8| 19313s 1B 39848 wnipod /jjem 188.s Buijierald
3y} asiseyduia 0} ||[BM 183138 8U) 8A0QE ¥0eq1aS [9A8| Jaddn 1dope o] =

“YIpIM 18813$ SH 03 8jeuonodold st eyl asuodsal |jem 18a1s e 1dope 0] =

ajeuoney

"(00°tL -00°L L usemiag xoumnbs 1e)
Sy1edioo4 jo BuIMopeysIano 0} 308lgns S8)IS U0 WY Uy} 18)esls) =

‘WG WNWII =
:swinipod /s|jem 18811S puiyag ¥9eqias =

‘W uey) s si abian
/urediooy a1aym sainos Ayoud uerysapad Buoje yoeqiss 100}y punois)

|lem 188118 (WG'E ) ABI0IS ¢ - (WG'QL) ABI0IS € =
asuodsay aoeuau|

'$90B0S1981S [EIIUSPISAI UO =
'sgjnos Ajioud uelsapad =

“UOINUIBP 183118 PUB UOHBAIOR UO SO0} YUM S183.1S [RI2JBLULIOD JBY}Q =

uonesyddy
W09

] EBE_E

NGy

No'E |

INO'E |

o€ |

Aepunog Auadoid

1821} [RIDIBWIWOY - Z JU3W)eal]

"xounba Bunds 18 00'71-00" | | UsaMmiag (SapIs yiog) peoy 18sio(
pue (8pIS YIN0S) Peoy eluoiog uo syedioo) J0 BUIMOPRYSISAD PIOAR 0] =

"SB8le I2JBLUWIO Ul UOIPUOD Y1ed100) 18PIM B 818810 0] =

'Seale [L12JBLILLOD PUE S188.1S UIBW 0} BAIONPU0I Sabeluoly
100}} punoJB aAnIe 8)AUI YaIyMm saBpa 18811S SNONUNUOD 8BLRIN0JUB O] =

"uonIpuU0d yiedioo)
13pIM e 818313 0] [8A8] 188.1S 1€ 108)48 Wnipod /|jem 18a11s Buljiersud
3y} asiseyduwa 0} ||em 183118 8U) 8A0Qe ¥0eq1as [9A8)| Jaddn 1dope o] =

“YIpIM 188438 SH 03 8euoriodoud st eyl asuodsal |jem 18a:s e 1dope 0] =
"uoIjIpuod abpa 188118

JuBUIWod B YIAM 81UST ANARDY 8U3 Jo uonaunl, Jofew sy} s1ealewsp o]

ajeuoney

(0071 -00°L | UsaMIaq xouinba Je) syjediooy
J0 Buimopeys.ano 03 193[gNS $aMS U0 WQ UeY) Ja1ealn) =

‘WY wnuiUI =
:swinipod /s||em 18313s pulyaq }Ieqias =

‘W ueyy ssa) si abian
/uredioo} a1aym sanos Ayioud uersapad Buoje oeqiss 100} punoin) =

||lBM 38838 (WG'GL) ABI0IS G =

asuodsay aoaepiaju|

'peoy 19si0Q pue
pe0Y BIL0I0g JO U0NIBSIZIUI B} 18 PAIRIO0| SIUBLLIO|[E JO S8BBIU0Y 19918 =

uonesyddy

NO'E |

INO'E !

No'E

o€

No'E

INO'E I

No'e |

Asepunoq Auedoid

uonaunp Agy| - | Juaweal)

"SUOIIPUOY BBLIBIUI 1881 pUB ABMBUE| ‘183118 J14108dS 18 S3I0IING JUBWIAO[SASD PBPUBLULINDAI SBIRASN]|I UOIISS SIY|

sjuawjleal] aseualu| jeawdA] p'9

'S'9 Wswydeny uno) JO SunddN AJeulp.Q - 92-80-6T0C




'029 PUB £ Spiepuels ,smopuim B

“10eQ18$ Jeal 8y} ulyim saal} Adoued Jo uoisirold 104 8eds apinoid 0] =

"SpUNOLINS [eruapISal 8y}
0} uoiysuel} pue Buiuaaids 1oy Buideaspuel jo uoijelbajul 8yl apircid 0] =

"89eds Jo asuas ay} Buisealoul ‘saiiadold [enuapisal buninge
Aj81eIpBWwwWI Wi} 3jIng SPIOAR YIeq1as [8A3] punolb aiaads e BuiAyoads «

‘Jouroaid [enuapisal 03 uonisuel) a|qiba| e 8AsIYIR O] =
ajeuoney

198}-UHON, 8p09say 8yl yum Aldwod
1SNW [erjuUspIsay pauoz pue| Jo Alepunog apis e Buulolpe JuswdofsAs(] =
"a|youd /g 8p0)SaY 8yl B UIYNIM S}0eGIaS
Z J0 wnwixew e 0jul palepijosuod ag 1snw wnipod 8y} sA0Ge S|9AdT =

*749 03 Alepunoq
W0JJ 30.Q18S [8A8] PUNOIB WE WNWILIW & YPM (WG /) wnipod AsI0ls 7 =

asuodsay aoepiaju|

‘|enuspisay pauoz puey Jo Alepunog
apIs 10 B8l 8y} SINGe A8l JUBLIO|[e 813U3Y AJAOY UB BISUAN =

uonesyddy

NSy

No'e

No'e

No'e

o'

No'e

Aepunoq Aysdoid

Z49 0} [eNqy 198.1Q - [ JUBuIeal]

L8L 30 68

‘(S4910M /S)ud
sjuednaao Buipying aininy pue Bunsixs 03 Ajuawe pue 00[IN0 a1ey|1oey
0} (wnipod /|jem 18813s 8A0qe) sBulp|ing usamiaq uoneledss apinoid o =

“SaIIAI0Ee
|oA8] Jaddn yBnoly} aaug|jIBAINS BAISSed pue uoiI8uu0d uelysapad
10} 3J0M18u Aemaue| BuisIxs JO U0ISUSIXa pue Loles!|iin 86eInodus o] =

saAnaalqo

“SMOPUIM
wooJ 8|gelqey pue saluodeq Jo s|aAs| Jaddn usamiaq uoieledas Buip|ing
W wnwiuiw e 104 wnipod /aseq Bulp|ing 8A0ge Yoeqiss [aAs| Jaddn wg =

"Aemauie] JO 8UI|811USD WOJJ ¥0RGISS [9A8] PUNOIB WG"| WNWIUIA| =
‘wnipod /aseq Buipjing (wg /) A8I03S Z =

asuodsay aoejiaju|

‘(3peauy Jajpuey] -al) apim
Wi-g AjleaidAy ‘syuij uenisapad 320|g-piw /Aemaue| ininy pue Bunsixj

uonesyddy
No'e
NGt | |
| |
1 1 T
No'e 1 | |
No'e
=2
No'e 8
@
=
=
No'e g
<
5
=
—tt

NO'E INO'E INO'E

_—
INO'6

Aemaueq mapy / Bunsixg - y Juawyeas)

"Jouaud [eruspisal 0} Uorisuel) a|qibs| & 8AaIyIe 0] =

[9A8] 188.43S 1e 108)48 wnipod /|jem 18813 Buijiersd
3} asIseydwa 0} ||em 19813S 8y} 8A0qe Y0eqles [9As| Jaddn 1dope 0] =

"13ua7) AUAIAY 8Y3 03Ul [eALLIR By} Bunsodubis
'PEOY PIUOIOG JO JB}IRIEYD PIBASINOG UYSNg 8y} uaylbualls pue uielsl o] =
ajeuoney
9eQ18s Ju0l} 8y} Ul Bupyied 1ed sbeinoasiq =

“winipod 8A0GE Y9Bg1as g WNWIUIA =
‘|lem 189438 (WG QL) ASI0iS € =

asuodsay aoejiaju|

'S8OURIIUS B11UBY ANANOY 1B 8uIds peoy eluoiog =

uonesyddy

] v 2w

NS’

No'e [

No'e I

N0'E

No'e

AKiepunoq Apadoud

o9 N0'9

yoeq)ag pieasjnog ysng - y Jusuneaiy

'q’9 Juswyoeny

uno) JO 8unadN AleulpuQ - 92-80-6T0C



¢’'G’9 JuswydeyY

"J0pLLI0 [IeJ BY} 8A0GE $SBjun ‘pabieinoaus jou si Bunyied Jed [3A8] WNIPod =
‘pabeinoaus si Bunyied Jed Juswaseg =

‘uoljeAiRoe 100y} punolf sjendoidde
aInsua 0} 18313 8y} 01 papirold si (anaays) yidsp Buipjing s|qein e
pue afiejuou) 18813S 8Y} WoJy 8|qiSIA Jou SI 31 papinold ‘[aAs| punolb 1y =

10 !|9A8| JuBWASEy

:18y)ia 1B 1NJ20 0} pawinsse si Bupyied 13 Jo UOISIAL]

Bupjaed Jen

'$$920€ J0pLLI0D pue yidap Juswiede

|eaidA} e a1epowiwoade 0} a|qe Buiag (aAs| doy 8y} Uo paseq Si uoISuaLIP
Sy ‘[ana] 1sow Jaddn 8y} 1o} pasn uaaq sey wQ | Jo yidap wnwiuiw

e ‘sabuey Buouspue( sy} SPIEMO} SMaIA paljiuap! 8yl Aq pauressuod
j0u saiuadold 1oy 3ybiay wnwixew sy} Buuiwialap Jo asodind 8y} 104

ypdaq 1004 dog

L8L 30 06

“}Ied [BUOREN
sabuey Buouspue( ay) SpJemo} SMaIA Asy 8y} Jo 19edwl Jou $80( =
pue 19313s 8y} Jo apis aysoddo ay} Jo [aAa| aAa BuIpuels woly 8|qISIA JOU S| =
‘M0|aq ABI0}S BY} W01} §ILCIBS S| =
‘A3103$ 10 ,[9A3)|, B 8IN}1ISUOJ J0U S30(] =

1898118} 8y Jey} papiaoid syybiay

pauap 8y} Jo ,doy uo, papiroid 8q pnod sadeds) do JOo. ‘SUOIIeI8PISUOI
ubisap pajielap jo Buipuadaq "sAa103s Jo Jaquinu pue sybiay paulsp sy}
UIYHIM INJJ0 PINOM UOISIAQ.d 118y} palunsse Sem 1 Buljjapow wioy 3jing Jo
sasodind 8y} 40} 18ABMOH “pabeinodus si saoe.s) dog Joou JO UOISIACLY

saoeua] doj jooy

“apedey Buip|ing 8y} J0 piemIo} Wz J0 wnwixew e 198foid Aew
S3IU0J[E] (|[EM 18813S B} BA0GE) S|9A8] Jaddn 1y "SaIu0Jjeq Passadal Yim
'S||eM 19813S Pauap 8y} UIYIM INJJ0 0} PALUNSSE S| S8IU0J|E] JO UOISIAOL]

saluoojeg

Jses-ypou Buyoo; uosodoly wio Jing jo abewr sajoadsiad g ‘91 aInbiy

uno) Aq pa1ealpul Sem (8U0Z YIMOIL) [eIIUBpISaY
0] 8U07 [enuapIsay [esauan) Buiuozal jeiualod aiaym 3dadxa ‘Buiuoz
1UBAB|al I8y} Yum Aidwod seale [enuapisal ayi Joj sadojaaua Buip|ing
‘Bunsal mala Jo punoibaloy 8y} 10} 1x83U0J 831eINIJE BPIA0ID 0} Pa||BpoL
313M 810 [e12J13WIWI0I 8y} Buiinge seale [enuapisal 1o} sadojanua Buipjing

wg'Lg 0l
wg'Ge 8
wg'ze L
we'gl 9
wg'gl S
wg'gl 14
wgol €
wg'/ 14
wg'y |
(sanay) wbiay (sha1018) ybiay

WE :BA0GE PUB 1004 IS4 =

WGy :100j{ punoig =

:pahojdwa 818yMm suoISUSLIP 00} 03 100} [eALBWNU Buimol|o} ay|
'sainyes} Jool pue sbuijiel ‘syadeled

Se yans ‘palepowwode g 0} SJUaWa|d UBISap JaY10 10} 8IUBMO|Y =
pue ‘Ayuswe [eulaiul

90uryUa 0} suoisuawip Buljiad 03 Jooyy Jaybiy jo uoisinoid abeinoduy =
!Sasn aimn} 1o}

Aupqixay apinold pue spaepuess Bulpjing wnwiuiw uey} 1a3ealb 10y Mojjy =

:0} 1apJo 1 ‘syybiay 100} 03 JOOJ WNWIUIW UBY}
J1ayBiy 81epowWw0dIe 0} pale|ndled usaq aney ybiay Buip|ing wnuwixew ay|

syybiay Buipjing [eauawnu BuiaLiap 10y ejnuiiog

‘uoissas doysylom e 1e ‘dnolg
Bunpop 198l01d 19Un07 yum Bunsay [ensia Buissnasip pue Buijuasaly =

(seoeds uado Jo syjed

uenysapad Jo Buimopeysiano “al) g Jaydey) ut passnasip saARdslgQ ubissq
UEBGI( 8Y} YUM S8I0UBISISU0IUI Pasned Jey) s|ans| adojsAua Bullamo =

‘g 1a1dey) ur passnasip sasuodsal aaepajul
|ea1dA} pue saAnslgQ ubisa( uegln ayy uo paseq syoeqias Buidjddy =

‘wioy [euonippe Ag pajeuiuop 10 paw|aymIano aiem ssbuey Buouspueq
Y} 0} SMaIA A [un s|aA8] [euoiippe Buioelgns/Buippe Ajjejuswaiou) =
‘sadojaaus Buipjing £0aQ Bunsixs ay: bul|spojy =

:SMOJ|0} S SBM 8S1218X3 SIY} JO MO|poM 8Y] “pala|dwod

sem uonisodold Wio4 3jing 8yl ui paynuapl siulodmaln Asy g ay woly Bunsal
|ensIA ‘syoeqias pue sybiay Buiping sieudoidde Buluiwisiap uj Bunsey
[RUOISUBWIQ-E BY} JO SALIOIINO Y} $BQLISAP pue Salessni|l Uoidas SIy|

suondwnssy buijjapop 'L

bunsa] wiojying 0

uno) 40O SunesN AteulpiQ - 92-80-6T0¢



'G'9 JUBWIYIRY

L8L3O 16

uoisodoid wio Jjing pasodoid (ajewixoidde) maip bunsixy

U01I0T MIA

jo4u09 £0aq Bunsig

‘peoy eiuolog buoje uoneraban Adouea bunsixa
J0 aaisnjoul Jou ‘Aydesbodo) pue sadojaaua oy pauluod si buiisal [ensiy ‘810N
"sabuey Buouapue( ay} Jo ajyo.d sy} uo Joedwl
10U Op pUB $YJBQ1aS Iy} 01 anp ‘aAISsadal ale sjybilay [euonippe ay) =
‘paysmaln ay) ul sabuey Buouspueq ayy Bullujgymiano
INOYLM 810D [BIDIBLULIOD 8Y] JO SBYILBI J8MO] 8} Ul PS1EPOLULIOIJE
aq 0] S1ybiay Ia1eaib SMo||e PeOY 18S10(] PUE PeOY elu0Iog JO uonouni,
3y} piemoy umop Buido|s a1uag Aoy ays jo Aydeibodos ay| =
‘sabuey Buouapue(q 8y} pJemol SMalA Bulluely
Ul paysmala Japim e Buipinoid 03 81nqLIu02 uonisodold wiio4 3jing ay3
1apun s$x2eq18s [aAs| punoib pleasjnog ysng, pue ,adeaspueT, pasodold =
10302 /(] Bunsixa sy} uey) 0salow
sabuey Buouspue( 8y} JO SMBIA 03Ul Y2e01oud AjJuedubIS 10 WBYMIBAD
10U 0p uonisodold wio4 3jing ays uiynm sybiay jeuonippe pasodoid ay] =
"MaIA Bunsixs ayy ur 8|qisiA aie
sabuey Buouspueq 8y} JO S||IY100} 8Y} UO JUSWSJ1IS UBGIN JO S3YadS =

shuipur4 Aay|

Aemajen wia)sapp i} MaIp

"uoimsodoly Wwio4 }ing pasodold ayp 03 way} Buedwod ‘suoisinoid /0gQ By} UIyHm Ajusiing asoys pue
sadojanua ssew Buipjing ainny [enusiod seyeisn||l Buissew mojaq sy uosiiedwod Jo Aem Ag “sasiolaxa BUISa} MaIA ASY JO SBWIOJINO BY} SIUBLINIOP LONJABS SIY|

Bunsa) maip L

uno) 40 SunesN AteulplQ - 92-80-6T0¢




9’9 Juswyoeny

L8L 30 C6

uoisodoid wio Jjing pasodoid (ajewixoidde) maip bunsixy

uo1RI0T MBI

jo4u09 £0aq Bunsig

‘9AI9S8Y 810ULI0] JO Alepunoq uisisam ay) buoje uoneiaban Adouea bunsixa
J0 anisnjoul Jou ‘Aydesbodo) pue sadojaaua oy pauluod si buisal [ensiy ‘810N

‘uoiisodold wiod 3jing pasodoid sy} pue

sadojanua £0aQ Bunsixa ay1 yioq Japun julodmaln sy} wouy Jusuiwold
Ajlenba aq 03 palapisuod ale sabuey Buouspue( 8yl pJlemo} SMaIp =

"peoy 18s10Q Buoje sAa10s g-/ a1 ‘punoibyIeq 8y} Ul SJUBWa|S J3||e}

03 BuIuaalos [ensiA sa1eald ‘(807 YImolg) [enuapisay o3 Buiuozal jeiuaiod
e Japun) punoibaio} 8y} ul pue| |enuapisal 03 paijdde [aA8| [euoyippe ay] =

Jo3u0a /0QaQ Bunsixa ay} uey} osalow

sabuey Buouapue( 8y} Jo SMaIA 0Jul Yoe0IdUS A[JUBIIIUBIS 10 WIBYMISAO
10U 0p uoyisodold wio4 3jing ays uiypm syybiay jeuonippe pasodoid ay] =
shuipui4 Aay|

(¥sapn) anaasay aiowno] iz MaIp

|1PUN0) 0O 8unaa AseulpiQ - 92-80-610T




'G'9 JUBWIYIRY

L8L 30 €6

uoisodoid wio Jjing pasodoid (ajewixoidde) maip bunsixy

uo1RI0T MBI

jo4u09 £0aq Bunsig

Yied eluoiog uiyim uonesban Adouea o (Areiqry 1o wnipels

J[eqiayseg) Sainjanis bunsixa ay} Japisuod Jou saop buisal (ensij 810N
‘syulodmalin Asy omy
Buluiewal sy} ul payepowWwode aq ued siybiay Jaiealb aiaym uonaun(
3y} 1e Ajienaned ‘|ouod £0@Q uana ayy jo uonedrdde syy Jaye Bumas
a3y} 03 [e1Bayul 8q 0} paIapISU0d 10U 818M 3SBYY ‘(MaIA 40 14a|) uonisodold

W04 }INg 8y} Jopun 1s0] Usaq aAey saulabpll 1amoj 03 sasdwi|b ajIyAp =

‘uoinsodold wio4 ing pasodoud sy} pue sadojaaua
£00q Bunsixa sy} yioq Iapun Juiodmain sy} woly Juauiwoid Ajlenba ag
0} PaIapISu0d ale (Usa1as Jo Jybll) saulabpu Jaybiy 8y} SpJemol SMalp =

Jo3u0a /0QaQ Bunsixa ay} uey} osalow

sabuey Buouapue( 8y} Jo SMaIA 0Jul Yoe0IdUS A[JUBIIIUBIS 10 WIBYMISAO
10U 0p uoyisodold wio4 3jing ays uiypm syybiay jeuonippe pasodoid ay] =
shuipui4 Aay|

(1sapn) died eluolog :g MaIp

|1PUN0) 0O 8unaa AseulpiQ - 92-80-610T



L8L 30 ¥6

1Bray
pasodoud swes ay} 4o s10| Buuiolpe jo Bunislsn|d sy} ybnoiy pansiyoe
ng ‘eale Apnis ay1 Jo asuedxa ayy uanlb pjaiA 10-Aq-10] B 10U SI SIY| =
‘(sasnoyumoy pue syuawiiede
JO XiW e ul 1030e} 0} wbs(g Buisn Ajpuaiing) azis Buljemp abessne / ySN =

(%08) 8181 VSN X 749 [enuapisay =
"(V4D) e8Iy J00| SSOID) [eruapIsal = (SSadde Iejos
/UOIISUBIY/SYIBG1SS [aAa] Jaddn/punolb se yons s103aey uo Bulpuadap
%08-%0G Usamiaq Buikien) abeianod aus palewss X eale 107 =
:SMOJ|0} SE S| POY18W UOIe|ndje)) =
‘Ajuo 98] punoib 1e Buiyled 1ed pue $asn |e11aWwWod Jo
uoisinoid 8y} SWINSSE 03 UOIEINJ[EI PIBIA Ul PapPN[aul 10U 81e SI00}4 PUNOIL) =

“Juswdo|anap Jusdal auohiapun
Buiney Apeaie se Buiddew g|9 19un07) Ag paiyIuSp! SJUBLIO||E SBPN|IXT =

(ZnI pue 719 Bunsixa)
,8107) [BI2JOWWOY, UL pue| 0} saljdde AfleiouaB uonejnajea piaiA =

‘811u87) AUAOY BIu0I0g

8U) UILJIM PoIEPOLILI0DI. aq LD sBuljjamp /Ge'e Ajgtewixoidde joipaid am ‘Sjuswiead m\wmtmé_ adeaspuey
‘a1e] aye1dn siy) U paseg “UozIoy Jeak 0z e 0l aUSY ANALIY elloiog 10 enuspisal Q>E___m%wc8 o) ik a6
aU) uIyIm Juatudojanap pue aBUeyd Jo [3Aa] Byl uasaldal 1534 0] %0 JO $1983S [12I8WILLIO0I MBWT UTBUS V| %08 (1 80AL 8be1sA0] 8lIS
aye1dn ue ey} 1apIsu0d 8\ “Juawdo|anap pue $ays Jo axeldn, uo paseq "SjusWyeal) adepislul adeaspue
SOLBUBIS f SaSUAWO0d UONeNIed piaiA Jno ‘a10ja1ay] ANAoe Juswdojansp 10 [e1uapIsal Ag paulelisuod jou
pue uoliendads pue| ainin sjedionue Ajgieinade o3 ajgissodwi st $19811S [2I0JWIWI0D AlRpU0das Ul BYIS | %0/ 9 adA| 8brIzA0] 1S
SJaumopue| a|diynw pue (saInquiie 8siaAlp Jo) saiiadold Auew Buisuduwod “SUBWIEaH} 30EpaIu] 3080SpUE]
a1ua) AuAnay ainus ue oy Apnis pjaiA e Jo ainjeu aAaIpald ayj usAlg 10 [E11UBPISa 19U1B UM 8IS | %09 g adi abesoroy aug
‘uorjeledas ‘saoeds
uado ‘ssa22e |eulaiul Buuinbal ays
8¢ 96 78 AN 6 10U198.4 aibajens abie| 10 ‘Siuswieal] 8deBUI
adeaspue| pue [enuspIsal YUm aus | 9 adA| abelsno
8zl 957 cac LG 810Uy puej pue [enuspIsal Yum s1S | %09 Vv 9dAL J
“Juswiede wWooipaq oM}
681 LLE 999 5L L30ud8y © 10§ BBIE IEpUBIS B 8Q 0} PaIBpISU0Y | ;w8 | 8z1S Buijemq abeiany
0S¢ 661 (178 866 930uldasyy ‘BulgInas pue uonenalid
691 S 805 8/9 G J0uI9814 PaJeys Se Yans $810usloUIaUl SGI0STY | %08 | (VYSN) e8Iy 8[qesjes 18N
LYy €56 0l 906°L [2SBIRENC uogduaseq anjep uopidwnssy
66 861 L6¢ 96¢€ € JouIdald "al1ua) AUAY 8y} UlyHIm
c0e 109 016 ez 7 100814 sBuljjemp 8jA1s Juawiiede 8BeIN0JUB 0} SJUBM OS|e [19UN0Y) “813U87) ANANIY
’ e1uolog ay3 yum (sbuljiamp Gog | Ajgrewixoidde Jo) sBuljamp asays Jo %09
9 L 801 vl | Jourralg 1SB8)| 1B pue eIuoI0g Jo qIngns ays uiypm sbuljjemp €/ |z Bunepowiwodae
aYedn %Gz | eYerdn %0G | @erdn %GL | evedn %001 40 196181 pjaiA aiBa1ens B pey (19unog ‘108l01d SIY1 40 18SIN0 BYL WO
SbuEMg SouDay suondwnssy uonenajes pidIA
A4VYININNS ‘uoyisodold wio4 3jing ay3 ur pasodoud syybiay ayy Japun
paAsIyae 8q Ued 1ey) SBuljjMp JO JaguINU BAIEIIPUI UB Y)IA [1uno?) apiaoid
>.=~EE=m PISIA 03 pa}s|dwod Apnis pjaiA aAiealpul ue jo sbuipuly 8y} S|ielap uonass Siy|

Apmg pj3iA aanealpuj el

'S'9 Wswydeny uno) JO 8unadN AleulpuQ - 92-80-6T0C




p1] Ald diysiaupied ussueH | poday suonepunod B punoifiyoeg - uoiisodold wiod ying - ABaleng |emausy eluolog

Lo
™
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Map identifying clustered ‘blocks’ for yield purposes.
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2019-08-26 - Ordinary Meeting Of Council
Figure 19.

95 of 787



AGVYININNS a13iA d3iiviad

V XIdNdddV




V XIAN3ddV

L8L30 L6

8.9 WL0L
162 €587 16962 g L 9 | 178 5
862 LV8'EZ 608'6Z g 5 v | 0zr'z g5
€8 299 8Z8 g ¥ € ! 8657 V5
5 1ONIJ34d
906'L 1oL
ELL's vi0L 091 12871 €609l a 0l 6 | 12z Iy
9 %609 69 v 9 5 | L10°E Hr
” — vEz 918l SBEEL a L 9 | 87 9y
_ ‘ . 9 9L 956 b 9 5 | geLz i
8L €29 96LL 9 5 ¥ | 8L g6 ) } ,
) ‘ I 1695 pll'L b 9 v z 1¥5Z W
ve LT 68EE a 9 g ! (18 V6 i ] ,
299 82675 091'99 v 9 5 ! vorez | av
6 1ONIJ34d ) ) ,
9% 0L 1E96 a 8 L ! 0zL'L n
18 TvioL 81z V86l Z08'%C a 8 L ! 620"y v
I T €997 g v B | L'l 18 £9z W'z LOE9Z a L 9 ! 187' vy
05 B96'E 96T J 5 ¥ ! wuL'y 8  1ONIO4d
4 67 90T g ¥ € ! G251 a8 . S~
I 2U9S  680L 9 5 v ! 2657 8 : . :
el 990l azetl o . . . . o 522 Sm,: mmq.m v g ¥ ! e ‘: ge
0z 18291 8SE0Z 9 8 L | g1y v8 ML e seLd v 5 v ﬁ 6958 %
8 LONID3Hd EABREE
5 -~ eIzl 1oL
62 6166 8682 a ol 6 ! 6t | v teo  [9EE d § v g €0l 12
€0z Uzl 0202 a 9 5 L 190 at 8l SUATIE (A g 9 § _ 609 He
w ure Szl v 9 5 L 988y L 23 6l67  8vl'E g § 4 ! 42 92
Al 8G/'6 86121 v 9 g | 6.8 q/ 96¢ 989°€CC  £09'6C J L 9 | 6v0°L 1z
65 v69y 198G v g v ! ve6'Z VL 85z /902  6Y8'SC a 9 g ! 297'9 ET4
£ 1ONI93Hd 28 86569 8618 J 14 € | 08¢ az
. By 744 626LL  LIvZZ 9 5 v ! v00' 1A
_ _ : 622 06281  £987Z v 5 v ! eyl |8z
Sl 6511 96l a 0l 6 l £107 19 ) , ,
, ) , Iy 9vz’e 880 v 5 v ! 6207 vz
528 6Ly 18Y'ZS v 8 L ! 56671 39
, , , Z 1ONI934d
Ll 9068 EEL'LL 9 L 9 ! 1597 a9
18 8%6r9 221’8 9 9 5 ! 1267 29 i vioL
N 609 665L i) 9 g ! Lz g9 69 805G 9889 g 5 v ! wr'e gl
09 vy L10'9 9 9 g ! 6LLL v9 7 166G L6V'L g ¥ 3 ! 9Ly vl
9 19NID3Hd 1 1ONID34d
sbujemg  WSN Sey V4D sey abessno)elg  sAei0)g  sAelolg “sey sheiolg wo)  ealy yooig sBulamg  WSN sey 4D sey  abeisnogans  sAsiolg  sAalolg sey sASI0lS w0y  ealy 0|9

"¢/ 181dey) ut g| 81nbi4 ur paiyuap! ale $320]g “|ielap Jajeald ul
Apnis pjaiA aaealpur ay3 jo sbulpuly 8y} sapiaaid xipuadde siy|

umopyeaiq pjaiA
Atewwing pjaip pajielaq :y xipuaddy

'S0 uswydeny [1uno) 40O 8unea AleulpuQ - 92-80-6T0C



L8L 30 86

INILS31 MOAVHS

d XIANiddV

°5°9 Juswydeny [19uno) 4O 8unes AleulplQ - 92-80-610C




4 XION3IddV

'q’9 Juswyoeny

L8L 30 66

we| | xouinby bundg
Bunsaj mopeys :g xipuaddy

[1uno) 40O 8unea AleulpuQ - 92-80-6T0C



'S'9 Wswydeny

£8L 30 00T

wdgz| xouinb3 fundg

[1uno) 40O 8unea AleulpuQ - 92-80-6T0C

4 XIAN3IddV



4 XION3IddV

'q’9 Juswyoeny

£8L30 10T

wd| xouinb3y bundg

[1uno) 40O 8unea AleulpuQ - 92-80-6T0C



'S'9 Wswydeny

£8L30 20T

wdgz xouinb3 bunidg

[1uno) 40O 8unea AleulpuQ - 92-80-6T0C

4 XIAN3IddV



4 XIAN3IddV

'S99 Wuswydeny

£8L 30 €0T

"yuejq Ajjeuonuajui S abed siy|

[1uno) 4O 8unaa AleulpuQ - 92-80-6T0C



8L 30 0T

000§ 1A BuINOg|aW
1S UOIIQIYX8 9E| ¥ [BA9)
WeujaiA | aunog|a

py Aid diysisuried ussuey

¢s9
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Key Planning Issues and
Analysis Report
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Purpose of this document

Knox City Council is undertaking a review of the current structure plan for Boronia in order to
provide a contemporary planning framework for this Major Activity Centre in the form of a renewal
strategy. This Boronia Renewal Strategy encompasses a coordinated multi-disciplinary Council
strategy for Boronia that goes beyond structure planning.

The purpose of this document is to provide a background contextual analysis and description of
Boronia, particularly with regard to known issues and the current legislative/policy context that
apply to Boronia.

The report also reviews existing studies/policies with recommendations and directions provided to
feed into the Boronia Renewal Strategy, which then may be the launching pad for a new Structure
Plan.

This paper used the following sources to collate these issues:
e Boronia Structure Plan 2006;
e Knox Planning Scheme;
e Various research studies commissioned by Council, whether internal or external;
e Adopted Council strategies and plans;
e Consultation with Council staffs;

e Best Practice standards, Planning Advisory Notes and Practices Notes issued by the
State Government;

e Knox Community Demographics and forecast;
e On-site observations; and
e Plan Melbourne 2017-2050.

This report does not provide a conclusive review of all work undertaken, and other subject will need
to refer to specialist reports undertaken as part of the Boronia Renewal Strategy. This report seeks
to synthesise information that is pertinent to the current conditions of the Boronia Activity Centre
and provide guidance and recommendations.

The report addresses each theme independently allowing to read them separately, as such, the
report is not intended as one continuous read.
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Housing and Demography

Boronia is a suburb on the eastern edge of Metropolitan Melbourne, within the City of Knox and
covering an area of 1,126ha (~11km?2). The 2017 Estimated Resident Population for Boronia is
23,365, with a density of 20.75 persons per hectare?.

Plan Melbourne 2017-2050 identifies the primary commercial district of Boronia located alongside
the train station holding the suburb’s namesake as a Major Activity Centre. This Activity Centre
provides a range of services for the suburb and surrounding areas.

Figure 1. IdCommunity — map of Boronia suburb

Population Growth and Capacity?
Source: IdCommunity demographics resources - City of Knox population forecast

Between 2016 and 2041, the City of Knox projects a population increase by 32,272 new residents for
the municipality (representing a 20.09% growth), at an average annual change of +0.73%.

The 2016 population census indicates a Boronia suburb population of 22,993 residents (with a 2019-
forecast set at 23,579 residents). The prediction indicates the Boronia population will grow to 27,262

1 Idcommunity demographic resources — retrieved February 2019. http://www.knox.vic.gov.au/demographics

2 |dem.
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residents by 2041; being an increase of 4,269 new residents from 2016 for the suburb. This
represents a 13.2% slice of the total forecast population increase for the municipality of Knox that
would locate in Boronia.

It further represents a 15.62% population growth for the suburb of Boronia, making Boronia the
fourth fastest growing suburb of Knox City Council behind Bayswater, Scoresby, and Wantirna South.

The changes in population will also result in other important demographic changes, namely:

e Households: In 2016, the dominant household type in Boronia was 'Couple families with
dependents’, and by 2026, the largest forecast increase is in 'Lone person households'.
o By 2041, household types will be primarily: Couple families with dependents
(35.5%), Couple without dependents (27.1%), Lone person households (22.1%).

%

Figure 2. Household Type Profile (% variation 2016-2041 Boronia — Knox — Melbourne Metro), Knox City Council, January
2019

e Age: Between 2016 and 2026, the age structure forecasts for the City of Knox indicate a
7.3% increase in population under working age, a 37.5% increase in population of retirement
age, and a 2.3% increase in population of working age.
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Figure 3. Population profile comparative 2016-2036 — Boronia Suburb, Knox City Council January 2019

Figure 4. Population and household forecasts, 2016 to 2041, prepared by .id consulting, the population
experts, May 2018.

o Dwellings: By 2041, the number of dwellings will have increased to 11,796 representing an
addition of 2,173 additional new dwellings compared to 2016.3

3 Idcommunity demographic resources — retrieved February 2019. http://www.knox.vic.gov.au/demographics

112 of 787



2019-08-26 - Ordinary Meeting Of Council Attachment 6.5.2

In summary, the key changes are as follow for Boronia

2017 2041 Changes
Population 22,933 27,262 +4,269
Dwellings 9,623 11,796 +2,173

The forecast demonstrate that Boronia will see changes both in terms of its demographics, but
particularly in term of growth. The population growth may be sprawled throughout the suburb.
Although, the fact that Boronia is identified as a Major Activity Centre with access to public transport
and services, and is an established commercial precinct twinned with aging building infrastructure all
join up to identify the Boronia Activity Centre as an area destined for redevelopment and to receive
the bulk of the growth through further densification.

The suburb is generally break down in the following area:

Boronia 1,126ha
Undevelopable land
Arterial and Train Line ~60ha
Parkland and Flood Zone ~70ha
Industrial 62.4ha
Public Land ~15ha
Outside Growth Boundary 40.4ha
Remaining Land 878.2ha
Foothills Area ~450ha
Site of Biological Significance ~86ha
Low Density 11 ha
Residential — Bushfire Prone ~120ha
Growth Potential Area (including local road network)
Activity Centre ~90ha
Residential — Other ~250ha

The concentration of the growth within the Activity Centre will benefit the urban planning strategy
for Knox (e.g. Knox Housing Strategy), the Plan Melbourne 2017-2050, and the support and
rationalization of existing infrastructure and services. This will also alleviate development pressure
on other residential areas and help protect the local character.
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Social and Affordable Housing
Policy review source: Knox Affordable Housing Action Plan 2015-2020 — (KAHAP)*

The Knox Affordable Housing Action Plan commits Knox Council’s aspirations for an improved access
to housing affordability, and adequate provision of social housing, for its residents. The sharp increase
in median house prices across Knox®, unmet by the equivalent increase in household incomes, is
recognized as one factor affecting household ability to address mortgage repayment or rent without
financial stress and risk of default. The size of this gap is increasing and action is required to halt its
increase and further reduce this gap wherever possible, especially in locations that are close to
services and public transport such as Activity Centres. The purpose of the Action Plan is to increase
supply of social and affordable housing, as well as to guide Council in achieving this by directly
intervening in the market with a key focus on increasing the supply of social housing in partnership
with social housing providers.

Since the adoption of the KAHAP by Knox City Council in 2015, the Victorian Government amended
the Planning and Environment Act 1987 to include a definition of ‘affordable housing’ with additional
reference of ‘social housing’ as defined within the Housing Act 1983.

- Affordable Housing: ‘Housing including social housing, that is appropriate for the housing
needs of very low, low and moderate income households’ Planning and Environment Act 1987
Section 3AA (1)\.

e Social Housing: ‘public housing, and housing owned, controlled or managed by a participating
registered agency’ Housing Act 1983 Section 4 (1)1

Housing affordability:

With 9% of Knox’s household being in housing stress (i.e. dedicating 30% or more of the gross weekly
income to rent or mortgage), some of Knox’s suburbs are within the Melbourne Top-10 for highest
number of households experiencing housing stress®.

In 2011, the median cost of purchasing a house in Knox was $471,000 for a house and $380,000 for a
unit. In comparison to the 2011 standard household earning in Knox, the shortfall was 40% and 26%
respectively™,

These costs have significantly increased over time to now reach $750,000 for a house and $575,000
for a unit in Boronia’ while the income levels have not increased at the same pace.

4 http://www.knox.vic.gov.au/Page/Page.aspx?Page_ld=4244
5

. Knox’s median house prices rose by 243% between 2001 and 2011 (increased by $277,000), while median household incomes over the
same period have only increased by $21,000, from $51,428 to $72,600 (ABS Census 2011) [Knox Affordable Housing Action Plan 2015-
2020 Page 5]

.In 2011, one in every 11 Knox households (9% or 4755) was likely to be in housing stress, whether renting or making mortgage
repayments. Around one in nine households paying off a mortgage (10.8% or 2520) and one in four households that rent (24% or 2235)
were in housing stress (ABS Census, 20117). Proportionately, renters make up the majority of those in housing stress. [Knox Affordable
Housing Action Plan 2015-2020 Page 7]

. Source: as of 2018 — realestate.com.au

@
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Figure 3 - Boronia household income and average housing cost variation 1996-2016°

Once a greenfield area mostly developed within the 1960s-70s, Knox’s housing stock consists mostly
of established dwellings. New residential development is now usually in the form of infill development,
typically townhouses. In light of this, it is noted that 16.9% of Knox households are rental tenants. The
current housing stock provides principally large detached dwellings shows a lack in diversity to
accommodate all sizes and types of households. This limited supply indirectly impacts the rental
market (and associated rent cost) across the municipality through the lack of sufficiently smaller more
affordable units and reduces housing opportunity for tenants.

Social Housing:

The supply of social housing (i.e. provided via not-for-profit community providers, or State government
public housing?) is also below the Metropolitan average®. Despite an increase of 260 social houses
between 2006 and 2011° to meet an existing deficit, the number of households within the lower
income range has grown during the same period resulting in a greater demand and affecting the
overall net gain in the supply of social housing.

Further Council research indicates that 390 additional social housing is required to fill the current gap
and that, by 2036 an additional minimum supply of 860 dwellings will be needed™. It is noted that
such forecast is provided as a minimum supply and not an optimum supply to address the overall
supply issue.

8, 2.1% of housing stock in Knox is social housing. This compares with 2.9% for Metropolitan Melbourne [Knox Affordable Housing Action
Plan 2015-2020 Page 7]
°. Knox Affordable Housing Action Plan 2015-2020 Page 3, 5, and 7 (ABS Census 2011)
10, Council research (2014) shows that 390 additional social housing dwellings are now required in Knox to achieve a minimum supply, and
by 2036, 860 additional dwellings will be needed. [Knox Affordable Housing Action Plan 2015-2020 Page 6 and 7]
Referring to Knox City Council research:
- 2014, Affordable housing profile
- 2014, Defining affordable housing and a minimum supply of social housing for Knox updated figures
The Knox Community and Council Plan 2017-2021 also include Goal 2 which involves “housing that meet our changing needs”. The
resulting target aims to an increase in social and affordable housing in Knox. As consequence, the KAHAP specifies the supply above as
the social housing target proposed by Council in its Council Plan. It is noted that the updated figure for 2016 now indicates a need of 460
additional social housing.
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Council Actions
Council is committed via its Affordable Housing Action Plan and other policies to advocate for more
social housing by:

e Acknowledging housing affordability and choice are significant influencer to community
health and wellbeing issues and that supply is to be appropriately close to services and
facilities; and, acknowledging the definition of “affordable housing” and “social housing” as
setin the action plan[referto footnotes i and ii];

e Providing social services and programs to residents, allowing them to ‘age-in-place’;

e Continuing its Housing Monitoring Program to provide baseline data and understand the
housing needs in Knox (remain up to date)";

e Advising and informing the community and developers of the housing affordability issue
within Knox and of the targets® set by Knox Council;

e Negotiating with private developers on a voluntary, site-by-site, basis for the inclusion of
social housing in residential development;

o Identifying strategic sites for inclusion of social housing supply, including sites set out in the
Knox Housing Strategy [January 2015];

e Providing a minimum of 5% social housing supply on Council owned land development;

¢ Implementing statutory responsibilities that help on the diversity, type, location, and
quality of housing; which:

o Implement the scaled approach to housing through Knox Housing Strategy
promoting higher density in areas of good access;

o Ensure affordable/social housing is considered in strategic plans for activity centres
with appropriate guidance included

e Supporting the aspirations for affordable housing through land use strategies;

e Promoting a dispersed supply approach in appropriate locations throughout the
municipality;

e Supporting and implementing the introduction of obligatory contributions to affordable
housing on larger-scale development through inclusionary zoning if/when the Victorian
Government provides legislative support for such measures.

e Partaking in an advocacy role and develop/host partnership with the all relevant stakeholders,
particularly with the Eastern Affordable Housing Alliance.

["Bolded items — relate to Land Use Planning affected items]

Knox City Council has recently commenced the ‘Laying a Social Housing Pipeline’ in Knox project (part
of Social Housing Investment Planning — SHIP) funded through the Department of Health and Humans
Services (DHHS) Social Housing Investment Planning 2017-18 Local Government Grants. The project
comprises two major initiatives:

e A Strategic and Surplus Sites Framework — to scope and establish an internal working
framework for the identification of strategic and surplus sites in Knox, and the delivery of
social housing on these sites; and

e ASocial Housing Futures Fund Investigation —to explore the establishment of a social housing
fund that levies and collects, and then invests and allocates developer contributions towards
the delivery of social housing outcomes.

The SHIP project will also incorporate an evaluation of the financial threshold viability for integrating
social housing requirements to future housing development across Knox. This will evaluate both
private development and development on publicly owned land as a pilot so as to determine
sustainable financial thresholds that can be extrapolated to guide Social Housing requirements in
residential development.

11
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In addition to the SHIP project, Knox City Council has been working to achieve social and affordable
housing outcomes for decades and is still pursuing further actions. A summary list of different
strategies, actions, and projects undertaken by Knox can be consulted in Appendix 1.

Plan Melbourne

Plan Melbourne guides the planning strategy and vision for the future of Metropolitan Melbourne and
also guides municipal Planning Schemes. Social housing and affordability are also noted issues within
Plan Melbourne and KAHAP helps realise some of the principles, outcomes and directions guiding the
vision of Plan Melbourne.

Outcome 2: Melbourne provides housing choice in locations close to jobs and services.
Direction 2.3: Increase the supply of social and affordable housing; and
Direction 2.5: Provide greater choice and diversity of housing.

Directions 2.1, 2.2, and 2.4 also express the need to ensure housing are closer to jobs, public transports
and appropriate location.

It is also noted that Policy 2.3.3 of Plan Melbourne aims at strengthening the role of planning in
facilitating and delivering the supply of social and affordable housing where Plan Melbourne identifies
the need for a planning reform resulting in stronger planning controls to facilitate an increase in social
and affordable housing.

Knox Planning Scheme

Council is also guided by the Knox Planning Scheme which comprise policies and actions that further
support and entrench the Knox Affordable Housing Action Plan.

First of all, the Victorian Planning Policy Framework, at Clause 16 (Housing), 16.01-1S (Integrated
housing), and 16.04-4S (Housing affordability), highlight the importance of addressing the issue of
both social housing and affordability by:

e Ensuring planning for housing considers the provision of land for affordable housing.

e Facilitating the delivery of high quality social housing.

e Ensuring supply meets the demand.

e Promoting good design, increase choice in housing type, encourage affordable housing

options at appropriate locations.

The Policy further refers to the ‘Homes for Victorians — Affordability, Access and Choice (Victorian
Government, 2017).

The Knox Affordable Action Plan (KAHAP) and the Housing policies objectives and strategies reflected
by the Victorian Framework above are further entrenched in the Knox Planning Scheme by its
Municipal Strategic Statement (MSS). The MSS acknowledges the existing issues of low supply of social
housing, as well as the need for diverse and increased housing supply in activity areas (Clause 21.01-
2).

The Housing section of the MSS provides further guidance with regard to the provision of social
housing on identified strategic investigations sites and diverse housing choices throughout Knox
(Clause 21.06-1 and -2). The Community Development section of the MSS further identify the need to
create livable neighbourhood with good walkability, safe and good access to services, facilities and
employment in which affordable housing options are maintained (Clause 21.08-1).

These have been reflected into all Activity Centre within the municipal district of Knox (Clause 21.10)
has further specific objectives and strategies. In this instance, the Boronia Activity Centre (Clause

12
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21.10-3) Strategic Statement seeks to diversify housing choice options in future development within
the centre area. It also seeks to improve good design and particularly sustainable design.

The Scheme also comprises Environmentally Sustainable Development Policy which requires
development achieve good practice which ultimately will have a positive effect on the running
expenses in residential development (Clause 22.04).

Knox Residential Development Policy (Clause 22.07-9) also comprises guideline to provide affordable
housing options, including social housing in its “Housing for aged persons” policy which forms part of
the overall scaled residential approach to urban growth. The Scheme also comprises particularly
provisions (Comprehensive Development Zone and Development Plan Overlay) which applies to
identify strategic sites with specific requirements of social housing provisions.

Boronia

In Boronia, there is a small amount of social houses provided by DHHS for people on low incomes, as
well as some other registered providers, e.g.:

>

VVVVYYVYYV

Loddon Mallee Housing Services Ltd,
Baptcare Affordable Housing Limited,
Community Housing (Vic) Ltd,

Scope (Vic) Ltd,

Common Equity Housing Ltd,

Housing Choices Australia Limited, and
Salvation Army (Vic) Property Trust

Boronia is identified as a Major Activity Centre, well connected to transport (Boronia Train Station),
services (variety of local retail and expanse of commercial zone land), and jobs, (retail, proximity to
Bayswater Industrial Precinct). As such, Boronia is the appropriate location for an increase supply of
housing, with appropriate diversity in the choice of housing, in close proximity to services
(walkability)

Recommendations:
The Boronia Renewal Strategy (and its Structure Plan) should:

Acknowledge that insufficient amount of Social Housing and Housing Affordability
hardship are significant issues affecting Knox and Boronia in particular.

Recognise the appropriateness of the activity centre as a location to increase housing
diversity, promote affordability via varied typology, and integrate social housing close to
facilities and services.

Recognise that smaller household types will represent just short of half of all household
forecasted by 2041.

Acknowledge that proximity to public transport and the development of buildings that
incorporate environmental sustainable design features will support a reduction in ongoing
costs to residents in the long run, positively helping in reducing housing stress.

Support development comprising a variety of dwelling size, inclusive of one and two
bedrooms options, within the activity centre and designed as accessible for people with
limited mobility.

Incorporate the above points as a social housing, housing diversity, and housing
affordability objective and strategy to the Boronia Local Area policy of the Scheme.
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e Recognise that the outcome of the SHIP project will inform Council’s expectation of future
social housing requirements and thresholds to be implemented, via Scheme Amendment or
inclusionary zoning, to residential development regardless whether this development is on
private or public land.

e Impose an interim requirement for the provision of social housing to large scale residential
development until the outcome of the SHIP project are known.

o Define a threshold for “large scale residential development” for both the interim
and future requirement for clarification.

e Pushes for the redevelopment of excess Victrack land for more mixed-use development
integrating social housing under the principle of Policy 2.3.1 of Plan Melbourne.

e Work with DHHS to investigate opportunities for improvements into their social housing
sites and increased supply.

e Explore and support possible opportunities to integrate outcome of the “Greening the
Greyfields project” on suitable residential areas of Boronia, in partnership with Swinburne
University.
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Economic Development & Investment
Source: HillPDA Consulting “Boronia — Economic demand, land and site options analysis” 2017.

Boronia economic and retail analysis primarily refer to the Economic Analysis undertaken in the
HillPDA Consulting “Boronia — Economic demand, land and site options analysis” 2017 and is not
reviewed as part of this paper.

Recommendations

e Refer to HillPDA Consulting “Boronia — Economic demand, land and site options analysis”
2017.

e Retain Commercial Zoned land for the purpose of commercial functions to ensure an
adequate supply exists in accordance with Policy 1.1.7 of Plan Melbourne.

e Ensure planning controls retain commercial activities at ground floor, and improve the
provision of mixed used office space/residential in upper storeys within the core area.

e Ensure there is a no net loss of current commercial space within mixed use areas.

e Ensure planning controls support and prioritise development with ground floor commercial
activities within mixed use areas.

Economic Development - Job Forecast and density
The following information presents current and future jobs data for the Boronia Activity Centre.

Current Jobs & Jobs Density
An industry segmentation was undertaken to reclassify current job levels in Boronia Activity Centre.
This considered four industry classifications'®.

Table 1 — Jobs in Boronia — Current levels

Industry classification Jobs %
Business Services 734 24%
Retail & Hospitality 989 32%
Creative & Cultural 91 3%
Other 1288 42%
Total 3103

Jobs density figures for the Boronia Activity Centre were available and are presented in Appendix
1A%,

A business as usual and a growth scenario were considered to asses jobs and the density jobs in the
Boronia Activity Centre. The Dorset Square destination was taken as the benchmark for the activity
centre. This zone contributes 979 jobs to overall jobs in Boronia. From a land area of approximately
14ha, the employment per hectare within the zones is estimated at just under 70 jobs per hectare.

11 The “Creative & Cultural” segment presented in the table below is based upon work the ABS had undertaken
that considers culture and creative industries in broader terms by including a range of web design, fashion
production and computer systems job classifications.
2 The information is drawn from REMPLAN using the density of jobs by destination zones.
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Table 2 — Jobs in Boronia — Ratio of jobs to hectare by industry classification

Industry classification

. Jobs
jobs per hectare

Business Services 18
Retail & Hospitality 30
Creative & Cultural 4
Other 17
Total 70

Future Jobs & Jobs Density

Population growth has been used as the principal driver of jobs growth in a future economic
scenario. Specifically forecast growth was estimated based on a 1000 dwellings being established in
Boronia by 2041, with each dwelling bringing 2.1 persons per dwelling.

At the rate of growth which is higher than current population forecasts under the “Business as
Usual” forecasts that Council’s ID.profile data shows the following scenarios could occur:

Table 3 — Population in Boronia — Growth scenario of 1000 dwellings

Population - Growth scenario 2016 2026 2036 2041

22,993 25,997 27,239 27,962
Growth rate by time interval - 3,004 1,242 723
Growth rate time interval 0.216109

This growth rate was applied to jobs. Under this growth scenario, the following estimates can be
forecast:

e Jobsin Boronia with this influx of 1000 dwellings could grow to 4588 as opposed to 3679 in
the business as usual scenario.
e This correlates to almost a threefold growth of jobs to 1,485 jobs compared to 2016 levels.

The same growth rate was applied to the Boronia figures that show the distribution of jobs per
hectares. From the current figures of 70 jobs per hectare under the growth scenario job in Boronia
could grow to 85 jobs per hectare based on an influx of 1000 new dwelling in the town centre. This
rate would be one of the highest in the LGA but still not higher than the major activity of Knox
Central.

Development Contributions Plan
Source: DELWP — Understanding Development Contribution*?

A Development Contributions Plan (DCP) is a mechanism that can be applied through Part 3B of the
Planning and Environment Act 1987 to land so as to impose a community infrastructure levy to fund
projects. It is one of three mechanisms under which contribution can be sought and collected under
the Planning and Environment Act 1987, the other two being voluntary agreements, and planning
permit conditions.

13 https://www.planning.vic.qov.au/policy-and-strateqy/planning-reform/development-contributions-plans
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A DCP allows Council to collect development contributions from new development of land (e.g. new
dwellings, commercial/industrial development) to partially fund the cost of assets, facilities, or
infrastructure nominated by Council over the life of the DCP, which is usually 15 to 20 years. New
development funds its share of the cost of the infrastructure that Council has nominated in the Plan.
Council is committed to deliver during the life of the Plan whether the development occurs or not.

Development contributions can either take the form of payments or work-in-kind towards the
provision of proposed infrastructure or facility. An adopted DCP helps formalising payment for
provision of infrastructure in a transparent way that may not otherwise be possible via other
methods.

Knox City Council is currently investigating preparation of a DCP that would be likely to apply to all
land in the municipality, which includes Boronia Activity Centre.

A DCP is a significant strategic planning policy for Council with several approval hurdles for
incorporation in the Knox Planning Scheme. The Plan must be prepared in accordance with State
government guidelines and Ministerial Directions!*. Council approves its adoption into the Planning
Scheme by way of an amendment to the Scheme, and the Minister of Planning has the final say on
the DCP’s effect. This Planning Scheme Amendment will be prepared separately to the amendment
for Boronia Renewal Strategy and the DCP project is currently at business case stage.

Consequently, the Boronia Renewal Strategy could recognise that a separate DCP may come to
effect in the future and provide partial funding to nominated assets/facilities project identified (and
supported by Capital Works) in Knox, and possibly within the Boronia Activity Centre.

Recommendations:
The Boronia Renewal Strategy (and its Structure Plan) should:

e Acknowledge the DCP as a helpful tool in supporting the financing of new assets and
recommend that Council pursue exploring the implementation of a DCP within the Knox
Planning Scheme.

e Request that the DCP project prioritise any assets identified within the Boronia Activity
Centre that would support and help achieving the objectives of the Boronia Renewal
Strategy.

Strategic Asset and Investment Strategy
Source:
- Knox Community and Council Plan 2017-2021%°;

The Strategic Assets and Investment Strategy (SAIS) is an evidence-based approach intended to
inform long-term investment decisions in assets, in particular for facilities, car parks and open space.

The SAIS has considered assets based on their locational value, and included scoring them for their
proximity to transport, activity centres, and open space so as to continue to have positive impacts
within the Knox community for the next twenty years. Positive impacts also primarily relate to
provision of infrastructure for social housing, affordable housing, lifelong learning and mental and
physical health.

14 Ministerial direction on the preparation and content of development contributions plans and Department of Environment, Land, Water,
and Planning guides and practice notes: www.planning.vic.gov.au

15 http://www.knox.vic.gov.au/communityplan
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To assist Council in its decision making about the future impact potential of an asset, the SAIS will
employ four designations:

1. Investmentin an asset if it is well located but could function better;

2. Conversion of an asset to an alternative community use if the asset is strategically
better located for that alternative use; or

3. Divestment of an asset (land and/or building) to realise revenue in order to fund
other community uses.

4. Acquisition of a new asset (land and/or building) to address an identified gap in
Knox's assets provision/impact if there are no other Knox assets which can address
that gap.

The SAIS will give Council and the community confidence concerning future investment decisions for
strategic assets. It will take a strategic view to optimise Council’s assets portfolio, aligning assets to
key Community and Council Plan objectives, with consideration to community needs and asset
condition, and in so doing highlight where assets are best located to work harder for the community.

Council’s strategic assets within the Boronia Activity Centre are:
e 257 Dorset Road
e Boronia Park
e Infolink
e Boronia Progress Hall
e Park Crescent Children and Family Centre
e Dorset Square Car park
e Bellbird Senior Citizens Club (Building only)
e Leisure works
e Tormore Reserve
e Chandler Park.

This project is ongoing and not currently finalised but once finalised, it will provide the framework
for Council’s future financial and operative actions in terms of assets expenditure. The SAIS will
mutually inform future investment and be informed by and the overarching objectives of the
Boronia Renewal Strategy.

Recommendations:
The Boronia Renewal Strategy (and its Structure Plan) should:

e Acknowledge the SAIS will form Council’s investment tools for future assets expenditure
based on the expenditure.

e Recognise the outcome of the SAIS will identify the status of Council’s strategic assets in
Boronia, which will guide the future of such assets.

e Request that any assets identified in the SAIS that is located within the Boronia Activity
Centre as investment, conversion, divestment, or that any new assets to be acquired
considers the objectives of the Boronia Renewal Strategy and be raised as a priority within
capital works program.
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Movement and Transport
Source: GTA Consultants “Boronia Activity Centre—Movement and Access Study” 2018

Boronia movement and transport analysis primarily refer to the Movement and Access study
undertaken in the GTA Consultants “Boronia Activity Centre—Movement and Access Study” 2018 and
is not reviewed as part of this paper.

Recommendations
e Refer to GTA Consultants “Boronia Activity Centre—Movement and Access Study” 2018 and
apply a Movement and Access strategy to Boronia.
e Ensure future strategy is aimed to prioritise a pedestrian friendly and safe environment
over car. This can be achieved by:
Formalising pedestrian crossing;
o Giving pedestrian priority at intersection through physical design;
Prioritise design of court and no through traffic road as “Home zones” where
vehicular traffic is subservient to any other mode;
o Increasing pedestrian linkages;
o Following desired path;
o Providing wide and unobstructed path.

Car Parking
Sources:

- Glossop Town Planning “Planning advice to assist delivery of the Boronia Renewal Project
Strategy” September 2018

- PPN22 Using the car parking provisions®

- PPN57 The Parking Overlay®”

Boronia Car Parking analysis primarily refer to car parking audit and parking strategy developed by
Council’s Traffic Engineering team and which are not reviewed as part of this paper.

In addition to this, Glossop Town Planning provided a preliminary advice via its “Planning advice to
assist delivery of the Boronia Renewal Project Strategy” September 2018 which relates to Planning
Scheme VC148 and the parking overlay.

The advice introduce a quick guidance on the tool that can be used for the development and
application of a Parking Overlay to the Knox Planning Scheme. The advice discuss the following
items:

o Reference to the relevant Practice Notes related to Parking Overlays.
e The Special Rate Scheme identified in Clause 21.10-3 which affects part of Boronia abutting
Dorset Square.

This Special Rate Scheme is identified within strategies (5.8 and 5.9 of Clause 21.10-3) of the
Boronia local planning policies with defined criterion, which allows for the exemption of the
provision of car parking spaces for development meeting these criterion.

5.8 Facilitate two storey buildings which occupy 100 per cent of the property area
without the need to provide onsite car parking provided that the ground floor of the

16 https://www.planning.vic.gov.au/ _data/assets/pdf file/0024/97152/PPN22-Using-Car-Parking-Provisions.pdf
17 https://www.planning.vic.gov.au/ data/assets/pdf file/0027/97317/PPN57-The-Parking-Overlay.pdf
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building is used as “Retail Premises” and the first floor is used solely as “Office, or both
floors are used as “Office” in accordance with Figure 5 of this clause (Boronia Special
Rates Schemes 1967 and 1977).

5.9 Facilitate single storey buildings which occupy 100 per cent of the property area
without the need to provide onsite car parking, provided that the single floor of the

building is used solely as “Retail Premises” in accordance with Figure 5 of this clause
(Boronia Special Rates Scheme 1967 and 1977).

Buildings that would not meet these requirements (either by different use or by additional
storeys) would not be subject to such special rate scheme exemption. A question lingers
whether part of the building that meets this criteria could be considered exempted (e.g. the
the ratio of car parking must only be provided for the additional storeys while the first two
floors remain exempted). Such approach may be valuable in giving flexibility in negotiating
development outcomes. If this were the case, the wording of the strategy would need to be
adjusted to reflect it.

e The impact of the introduction of VC148 and the Priority Public Transport Network (PPTN).
The PPTN now applies to a radius of 400m around the Boronia train station with the result of
allowing future development to follow Column B of Clause 52.06 of the Scheme as the ratio
of car parking to be provided. This covers most of the Commercial and Mixed Use Zone land
of Boronia, however small pockets of Commercial Zone are not affected. The
recommendation made in the Glossop report has strong merit to avoid unfairness via the
application of double car parking rates. Introducing a car parking overlay to ensure an equal
rates would resolve this issue for Mixed Use and Commercial Zone (core precincts area).

Recommendations
e Consider a Car Parking Overlay to avoid double car parking rates on land within the core
area as per - Glossop Town Planning “Planning advice to assist delivery of the Boronia
Renewal Project Strategy” 2018, p.34

Require that Council’s Traffic Engineering Department continue the development of a
parking strategy for Boronia.

Support an innovative approach with regard to street parking in the parking strategy
which designs and manages street in consideration to the “Place and Movement” strategy
incorporated in the GTA Consulting report.

Further explore the legal implications of the Special Rate Scheme 1967 and 1977 in relation
to redevelopment and particularly redevelopment that exceeds the criterion identified in
strategies 5.8 and 5.9 of Clause 21.10-3.

Rewrite the strategies 5.8 and 5.9 so to merge them into one strategy and clarifies
whether the exempted part should be retained for taller development.

Pursue the development and implementation of a Parking Overlay in the Knox Planning
Scheme for the Boronia Activity Centre (parts of) generally in accordance with the Glossop
advice.

Consider the implementation of an interim Parking Overlay as part of the Renewal
Strategy on land as identified in the Glossop advice.
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Sustainable Transport

Boronia Sustainable Transport opportunities and recommendations assessment primarily refer to
works done and developed by Council’s Traffic Engineering team and which are not reviewed as part
of this paper.

However, recommendations with regard to sustainable transport in relation to development can
also be referred to in the Environmental Sustainable Design section of this paper.

Walkability
Source:
- City of Portland 20-minute Neighbourhood Concept Analysis.*®
- Victoria: Guidelines for developing Principal Pedestrian Networks May 2015.%°
- WalkScore.com
- Plan Melbourne 2017-2050?°
- Knox Planning Scheme?*
- Knox Community and Council Plan 2017-2021
- Practice Note 58 - DELWP??

Council undertook a walkability analysis of Boronia to review the accessibility, catchment, and
pedestrian permeability throughout the Activity Centre.

The development of a walkability index for Boronia was inspired from current best practices and
policies. In specific it relied on:

- Plan Melbourne Direction 3.3 which seeks to improve local travel options in support of 20-
minutes neighbourhoods and Direction 5.1 which aims to create a city of 20-minute
neighbourhoods.

- Knox Planning Scheme which identifies as key issues and influences

o 21.02-2 - Providing integrated transport options to reduce high rates of private car
usage

o 21.02-2 - Linking and providing quality infrastructure for walking and cycling

o 21.02-2 Improving accessibility and mobility for people of all abilities

Amongst other clause identifying the great level of car dependency within Knox.

The walkability model relied on the premise that: “Accessibility to services through walkability is a
prime and paramount factor that makes a 20-minute neighbourhood” and that “good walkability to
destination helps a reduction of car dependency/usage and should be favoured for densification”.

Plan Melbourne and the Scheme [as well as Practice Note 58] remain conceptual on the pragmatic
determination and definition of a “20-minute neighbourhood”. It does not incorporate a detailed
methodology and indicators providing a tangible approach in determining walkability. Portland
Oregon has however pioneered this concept, having moved forward a clear quantitative walkability
methodology and indicator in developing the Portland Plan Atlas as part of its 2030 Climate Action
Plan and it was the main source of inspiration for the Boronia model. The following documents were
therefore sourced to give more clarity in developing an approach for Boronia:

- Portland 20-minute, Plan Melbourne, and WalkScore, which helped guiding indicators for

this analysis.

18 http://www.portlandonline.com/portlandplan/index.cfm?a=2880988&c=52256
19 http://www.victoriawalks.org.au/Assets/Files/5.%20Kristie%20Howes%20Principal%20Pedestrian%20Networks%20.pdf

20 https://www.planmelbourne.vic.gov.au/

21 http://planningschemes.dpcd.vic.gov.au/schemes/knox

2 https://www.planning.vic.gov.au/ data/assets/pdf file/0029/97319/PPN58-Structure-planning-for-activity-centres.pdf
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The Boronia model considered a pragmatic and realistic walkable catchment as pedestrian move on
the ground, following footpaths, crossings, and integrating obvious desire paths. It did not aim to
create a catchment ‘as the crow flies’ but rather followed realistic path as accessible on the ground.
The catchment was developed for seven indicators from which walking distance was measured. The
indicators are:

1. Train station (public transport)
Conveniences (shops/restaurant, bakery, laundromat, specialist grocers)
Supermarket (full service groceries)
Commercial core (employment and services)
Public Primary School (education)
Public Parks (green space/leisure)
Medical Premises (services)

NS WA WN

The threshold distance measured was:
- 400m catchment
- 800m catchment
These distances were considered as opportune as they are well within a 20-minute pedestrian
catchment [refer to estimated travel time below], this is despite the fact that a 20-minute walking
catchment would extend up to 1600m. These distances also align with DELWP Activity Centre
boundary criteria as identified within Planning Practice Note 58 [PPN58] in the review of activity
centre boundary.
- Inthe case of the Train Station, the additional 1000m catchment was also measured with
the view that people are more likely to walk longer distance to reach hard infrastructure
Public Transport. This distance is still within 20-minute catchment for the train station and
PPN58 also recognise that ‘proximity to public transport’ is an important criteria to
determining activity centre boundary. As such, it has been considered that 1000m is a good
proximity criteria.

The model aimed to determine:

- How far people need to walk to access destinations based on the topology of the street and
existing pedestrian network [developing a catchment]. This distance was calculated using
the destination as a starting point and radiating from it, with the destinations being the
indicators identified above.

The purpose of the walkability index is to allow the gathering of information that:

- Helps identify gaps in the pedestrian networks or infrastructure, such as footpath, or new
formal crossing.

- Helps identify areas that can be considered for improving pedestrian permeability between
precincts.

- Identifies areas with good pedestrian access which can be considered for higher density
development and zoning.

- ldentifies pathways to be maintained and retained as priority for good pedestrian access.

Figure 4. Estimated travel time by mobility mode and approximate catchment distance:

Pedestrian Cycling PT Bus PT Train Driving (urban
conditions)

400 5-7min 1-3min N/A N/A 1-3min

800 10-15min 3-5min N/A N/A 1-7min

1000 12-17min 5-7min N/A N/A 2-7min

1600 20min 9-14min N/A N/A 3-9min

20 minutes 1600m 2500m 7km 15km 10-15km
distance

22

127 of 787



2019-08-26 - Ordinary Meeting Of Council Attachment 6.5.2

Negative influences to walkability were noted as:
- Absence of safe road crossing (some local roads, Dorset Road, Boronia Road)
- High gradient topography (in the south-east)
- Absence of footpath (along local street)
- Inadequate pedestrian permeability (enclave - most direct route/associated with the desired
line concept — No through road)

Qualitative influences also need consideration but did not form part of this information gathering:
- Safety
- Lighting
- Surveillance

The following gaps in the model resulted from a timeframe which did not allow to refine and
complete the full potential of a walkability model for Boronia:

- Merging the 7 indicators into one single walkability map for Boronia was not completed, as a
result, each seven indicators are considered and viewed individually.

- Giving weighting purpose to each destination within an indicator was not developed, nor
giving weighting to each indicators when balanced against each other’s [in the case of
merging]. As a result, the indicators show catchment on equal merit without a prioritisation
of certain destinations over the other. There is no scaling of more important destinations
compared to another within an indicator.

- Incorporating handicap scoring of elements that negatively impact on all access walkability
such as the absence of footpath or topography.

It is acknowledge that the walkability model may be considered incomplete in term of its full
potential as a guide for density. It is nonetheless accomplishing its task in analysing linkages and
movement.

General issues and assessment:

Quick observations:

- The absence of footpaths on either side of the road along Cypress, Pine, Tulip, Narcissus,
Woodvale, and Stonehaven is considered as limitative facto

- Lack of footpath to the south-east precinct of Boronia Activity Centre limits accessibility.

- Lack of direct access to Coles from the East side limits catchment expanse

- The following roads are considered mobility barriers between neighbourhoods:

e Albert
e Boronia
e Dorset

e Erica/Chandler next to station

e Boronia Village access points

e Tormore

e Belgrave Train line
And greater attention would need to be considered for pedestrian crossing, particular with regard to
location which should considered appropriate desire path.

- Number of footpaths and crossing are designed as non-standard (width, angle) across the centre
(e.g. Genista Avenue/Erica Avenue)

The walkability catchment maps for each indicator can be viewed in Appendix 2. The following pages
summarises notes and issues.

23
128 of 787



2019-08-26 - Ordinary Meeting Of Council

Attachment 6.5.2

» Train station (public transport) — Refer to Map 30A

This map shows the 400-800-1000m catchment of the Boronia train station. The location of bus
stops has also been indicated as well as the outline of the Priority Public Transport Network 400m

bird view calculation.

» Conveniences (shops/restaurant, bakery, laundromat, specialist grocers) — Refer to Map 30F

This map shows the 400-800m catchment of properties currently occupied and used as a
convenience. A convenience is considered as: a business that offers services or goods for everyday

uses by local residents.

The location of all convenience shops, liquor stores, convenience restaurant/pub, café, and bakery,
laundromat, and specialist grocers was pinpoint on the map and the catchment was measured from

the door of these premises.

Restaurants & Take Away

Boronia Village

Carlos Cantina - 18-19/163 Boronia Rd
Village Fish&Chip — 17/163 Boronia Rd
Jacky’s Kitchen — 15/163 Boronia Rd
Dumpling house — 10/163 Boronia Rd

Station Arcade
Jimmyz Kebabs — 2/255 Dorset Rd

Boronia Junction

Subway - 1-2/123 Boronia Rd

Just Wok — 3/123 Boronia Rd

Bubba Pizza —4/123 Boronia Rd
Meat’n Bun — 5/123 Boronia Rd
Bangkok Gardens - 8-9/159 Boronia Rd
Great Indian Wave — 1/144 Boronia Rd
Bert’s Singapore — 146A Boronia Rd
Boronia Thai — 110 Boronia Rd
Wong’s Chinese — 106 Boronia Rd
Gomi Pizza — 98 Boronia Rd

Lipari Pizza — 249 Dorset Rd
Kingsland Chinese — 3/94 Boronia Rd
Chris’s Fish&Chip — 75 Boronia Rd
Kim ‘n Chi — 91A Boronia Rd

Warm & Cozy — 200A Dorset Rd
District 5 Bistro RSL — 198 Dorset Rd
McDonalds — 267 Dorset Rd

Big Al’s Pizza — 1/211 Scoresby Rd
Kebabbiiz — 286 Boronia Rd

Nandos — 1/287 Boronia Rd

Cafes & Bistro

Mum'’s Burger Kitchen - 5/159 Boronia Rd
Boronia Junction

Marco’s Café — 7/123 Boronia Rd

Dorset Sq

Prime Pizza — Boronia Mall

Paul’s Kitchen — 5/246 Dorset Rd
Chicken on Flames — 26 Dorset Sq
Captain Gummy’s — 24 Dorset Sq
Siam Terrace — 240 Dorset Rd
Craves — 236 Dorset Rd

Noodle Canteen — 218 Dorset Rd
Taco Bill — 218 Dorset Rd

Wot a Kebab — 224 Dorset Rd

Pubs & Bars
Zagames — 112 Boronia Rd
Hoops Sports Bar — 4/241 Dorset Rd

Caltoria Brewery — 31 Holloway Dr

The Dog Café — 120 Dorset Rd

Forage Food Store — 153-157 Boronia Rd
Elsa & Gray — 9 Rangeview Rd

The Hub Play Café — 59 Boronia Rd
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Boronia Village

Mt Village Coffee Lounge — 16/163 Boronia Rd
Hilda ‘s Café — 11/163 Boronia Rd

Fontana Café — 2/163 Boronia Rd

Dorset Sq

New Mall Café — Boronia Mall

Coffee @ Windsor — Boronia Mall

Café Romano — Boronia Mall

Convenience Shops & Liquor Stores
Boronia Junction

BWS Boronia — 123 Boronia Rd

Boronia Station Convenience — Train Station

Dan Murphy’s — 159 Boronia Rd
7 Eleven — 200 Dorset Rd
JMart 251 Dorset Rd

Specialist Grocers
Boronia Village

Asian Grocer — 7/163 Boronia Rd
NQR Boronia — 8/163 Boronia Rd
Farmer’s Joe Market — 9/163 Boronia Rd

Serendib Food Sri Lankan Grocer - 221 Dorset Rd

The Drop in Café — 5/260 Dorset Rd — Dorset

Arcade
MishMash Café — 228 Dorset Rd

Station Arcade
Café —4/255 Dorset Rd
Two Cats — 9/255 Dorset Rd

Café Maisa — 3/157 Scoresby Rd

Station Arcade
Bottlemart — 3/255 Dorset Rd

Dorset Sq

Liquorland — Shop 2 Dorset Sq
Australia Post — Boronia Mall
Cellarbrations — 10/109 Boronia Rd

Dim Sim - 3/159 Boronia Rd

Dorset Sq

Market — 19 Dorset Sq

Hao Di Asian — 2/262A Dorset Rd
Guru Bazaar — Boronia Mall

Masagana Philipino Asian Grocer - 12/159 Boronia

Rd

Bakery

Boronia Village

Blue Hills Bakehouse — 5/163 Boronia Rd
Hot Bread — 3/163 Boronia Rd

Boronia Junction
Baker’s Delight — 8/123 Boronia Rd

Laundromat

Boronia Village

Heng Seng Coin Laundry - 20/163 Boronia Rd
Boronia Laundrette — 81 Boronia Rd

The above premises were considered, when premises were grouped together, distance was

Dorset Sq
Boronia Mall Bakery — Boronia Mall

The Cheesecake Shop — 2/89 Boronia Rd

Gluten Free4U — 243 Dorset Rd

Attachment 6.5.2

measures from the closest one to the prospective catchment. The location of public toilets (Tormore
Reserve, Boronia Station, Dorset Square, Boronia Junction, and Boronia Park) are also indicated on
the map, but distances are not measures from such facility.

> Supermarket (full service groceries) - Refer to Map 308

This map shows the 400-800m catchment of Coles (Dorset Square — Boronia Mall) and Woolworths
(Boronia Junction) constituting the two major supermarket chain operating in Boronia. This indicator
completes the convenience aspect of the walkability index. The prospective catchment extension for
the proposed Aldi supermarket at 1-11 Erica Ave is also indicated.
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» Commercial core (employment and services) — Refer to Map 30C

This map shows the 400-800m catchment from of the commercial area of Boronia (commercial core
constituted of Commercial 1 and Mixed Use Zone, particularly calculate from the access to retail
core e.g. the door to a shop).

» Public Primary School (education) — Refer to Map 30D

This map shows the 400-800m catchment from the two local public primary schools being Boronia
K12 and Boronia West Primary School. The location of kindergarten (Goodstart Early Learning — 15-
17 Boronia Rd, Top Kids — 172 Boronia Rd, Mission Australia — 78 Albert Ave) and preschool (Knox
Park Crescent Children Services) as well as private school (St. Joseph’s Primary) has been indicated
but the distances are not measures from these premises.

This map may serve as a guide in helping the development of a “walk2school program” and
improvement of safety features along the way.

> Public Parks (green space/leisure) — Refer to Map 30G

This map shows the location of all public parks within Boronia (and surrounds) and the expanse of
their 400 and 800m catchment. It reveals how many properties are within walking distance of
parkland (400 or 800) and which properties are not serviced within 800m from a park.

It may serve as a guide for the future improvement or acquisition of land for new parkland to ensure
good services are provided. The Boronia Station Reserve was disqualified as an effective open space
for the calculation of this catchment. With regard to Public Parks indicator, the Open Space analysis

at Section XX provide an in-depth analysis of walkability to Parks.

» Medical Premises (services) — Refer to Map 30E

This map shows the 400-800m catchment from medical centre located in Boronia consisting of:

- . Boronia Medical Centre & MIA Radiology and Cypress Health Specialist Centre located at 152 to
160 Boronia Road.

- Boronia Mall Clinic located at Boronia Mall.

- Greater Knox Family Practice located at 41-43 Boronia Road.

Other premises are also indicated but catchment was not calculated from these premises. These

consist of:

- Boronia Vet —181-183 Boronia Rd

- Lap Surgery Australia — 2 Langwith Ave

- Dorset Consultant Centre — 282 Dorset Rd

- Body@Boronia—3A/148 Boronia Rd

- Dentists at: 286 Dorset Rd; 4/5 Chandler Rd, 1/175 Boronia Rd, 1/178 Boronia Rd

- Pharmacies at: 3/148 Boronia Rd, Boronia Junction — 9/123 Boronia Rd, 20 Dorset Sq, Boronia
Mall — 47 Dorset Sq

The following table indicates quick observations and a SWOT analysis for each indicators

(Figure 5).
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Pedestrian Permeability

This section reviews gaps and strength related to pedestrian permeability.
o North-West and North Permeability
o Accessibility would be improved by opening pedestrian access via Conway Ave to
Zeising Court. This would bring Zeising Court within a better distance catchment
for most of the indicators.

o North of Central Ave is dependent to existing Devenish railway crossing towards
Farnham Reserve. An evaluation of the quality, width, and safety of the crossing
need assessment.

e Boronia Road crossings are paramount in servicing the South-West towards
Tormore.

o Direct access to Boronia Village from Tormore Reserve would be beneficial and
improve catchment to the South-West for many indicators.

e Direct access between Boronia Junction and Boronia Park would improve
catchment distance to the South-West.

o Access between Orchid and Genista (at southern end of Tormore Reserve) should
be designed and formalized in a more direct way towards Genista Reserve (by
providing a north-south mobility through Tormore Reserve).

e Future access easement between Lorikeet and Tormore Reserve to be considered
early and noted for the moment redevelopment of these lands will occur (or the
redevelopment of Tormore Reserve.

e Direct Access from Herbert to Leisureworks and Tormore Road to improve north-
south movement.
- 30 Herbert Street can be considered for
such venture as this property is owned by
DHHS and appropriate located.
- This would open direct passage to
Leisureworks/Tormore Reserve — towards
Boronia Village for properties to the north.
And also improve access to Cardiff reserve
from the south.
e Railway crossing from Northern Area to Iris would improve access to Genista
Reserve.
e A pathway along the rail reserve on the Iris Crescent side, would increase the
400m station catchment to the north.
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o The redevelopment of Boronia Village should consider pedestrian permeability
from Tormore Reserve to allow a better pedestrian exchange between this
commercial area and the North-West district. This would bring more properties
within the 400m retail catchment.

¢ Any future redevelopment of the Warbler Estate should comprise a master plan
designed to improve internal walkability (Sandpiper to Lyrebird) and connection
to Iris Crescent. Pedestrian Connection to Herbert, and Tormore Reserve (via
Lorikeet) are also to be considered.

e Pedestrian connection from Norwich to Penrith (Leisureworks) should be
considered as well as from Grevillea to Penrith (Boronia West School).

e Pedestrian crossing should be designated across Tormore Road from Laurel
towards Tormore Reserve and other crossing should align with gate access to
Tormore Reserve.

e Pedestrian Access between Central Avenue and Woodmason Road should be
considered (through Coogee, or Tunstall) to improve accessibility to parkland
north of Woodmason but also access to Bayswater Industrial Precinct for
employment.

e Pedestrian Access across Dorset Road to Girdwood Reserve should be considered
to improve open space access for the northern neighbourhood.

e Lupton should be redesigned as a “woonerf/home zone” with priority to
pedestrian movement.

e Footpath along Short Street are to be provided.

e Footpath along Genista to Chandler are to be improved and crossing of Dorset
Road formalised.

o South-West Permeability

e Utilizing the drainage easement running south may help in improvement
catchment towards parks services and be more south and should be considered
to be developed as a flood friendly pedestrian track.

e Provision of another park along that easement associated with a walking track
could be beneficial.

e Crossing Park Crescent could become more difficult as traffic increases and
priority design for pedestrian should be considered.

¢ Failure of providing adequate footpath (width) and both side of the road affects
mobility. This is particularly exacerbates in instances of vehicles parked on road
reserve or during construction phase when tradesperson’s vehicles obstruct
road frontage.

e Absence of linkage across Dorset Road disallow synergy between the two areas
(along the train station and towards Boronia Park).

e The redevelopment of the area between Dorset Road and the train line should
take advantage of the existing laneway reserve that are currently undeveloped
and should be used as pedestrian/cyclist focus paths (Douglas, Alfred, Reve).

e Railway pedestrian crossing should be investigated in the vicinity of Douglas
Street.

e Crossing of Boronia Road to Tormore Reserve is paramount.
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o North-East:

- Pedestrian laneway should be considered behind 69 to 87 Boronia Road,
acquiring the common property, expanding the current partial laneway, and
connect Floriston to Dorset Square along the Coles Car park. This would improve
exchange between Floriston and Dorset Square.

- Footpath and track through Chandler Park should be formalised (along Chandler
Road, along Elliott Street, and north-south between Elliott and Chandler.)

- Pedestrian crossing should be formalised clearly across Floriston and Chandler.

- Arcade to Dorset Road are paramount to keep good mobility east-west. While
AEC Arcade could be closed, it should be done in favour or restructuring a new
arcade that matches the pedestrian crossing to the station. New redevelopment
should maintain arcade and make it a principal characteristic of the development.

o South and South-East:
- Stairwell and service lane along Boronia Road should be formalised as more
pedestrian friendly and designed as pedestrian priority place.
- Crossing over Boronia Road should be considered around Floriston Ave.

Recommendations:

e Consider the completion of the walkability index, by filling the gaps identified in the
methodology that were not finalised as part of this process.

e Recommend that pedestrian permeability be improved in consideration of the observations
made in this paper with the intent to improve catchment distance and favour pedestrian
permeability. Consider as a priority:

o Improvement to Tormore Reserve and connection over Tormore Road

o Lobby DHHS for the possibility to create a connection through Leisureworks and 30
Herbert Ave.

o Consider connection through Leisureworks from Norwich Street in any future
redevelopment or renovation works of Leisureworks

o Lobby DOE and West Boronia Primary School for the establishment of a connection
to Grevillea Ave.

o Incorporate pedestrian connection to Tormore Reserve in any redevelopment of
Boronia Village

o Incorporate pedestrian connection in any redevelopment of the Warbler Estate
Lobby VicRoads for the addition of new pedestrian crossings over Boronia Road and
Dorset Road.

o Lobby VicTrack for more pedestrian linkages over the railway track and the
development of a path alongside the rail easement.

o Acquire land for the development of a laneway south of the Coles Carpark
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e Retain arcade and laneways as paramount to good pedestrian mobility throughout the
centre.

e Zone RGZ all residential land within a 400m catchment of the train station.

e Excludes Rankins Road from the Activity Centre

e Consider northwards and southwards expansion of the Activity Centre.

e Ensure pedestrian facilities are built for all users, and particularly that catchment around
medical centre are built to the highest standard and designed with the mindset of people
with limited mobility. A mobility audit should be undertaken on the ground to identify gaps.
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Public Realm and Open Space

Community facilities

Map 12.3 — Existing Community Services &
Facilities at Appendix 2 identifies the location
of community oriented facilities and the
existing active network (pedestrian/cyclist)
within the city centre.

Numerous community health services and
leisure-oriented businesses are located within
the commercial core of Boronia, with
primary/secondary educational and Council’s
public leisure facilities or space being located
more on the fringe of the downtown area.

Poor pedestrian linkages exists between the
four main quadrants of Boronia outside the
set crossing around the Boronia/Dorset
intersection.

Legend

Community Services & Facilities
Boronia Scout Group & District Guides*
Boronia RSL

St Johns Ambulance*

St Joseph Catholic Primary School
St Joseph Catholic Church

St. Pauls Anglican Church

Boronia Road Uniting Church

Top Kids Childcare & Preschool
Boronia Bowls Club

Good Start Early Learning Boronia
Church of Christ

Insight for Living

Janssen Spirituality Centre

Council owned facility

Knox Leisureworks

Tormore Reserve

Boronia Park

Marie Chandler MCH Centre

Park Crescent Children & Family Centre
Boronia Basketball Stadium
Boronia Library

Boronia Progress Hall

Public Tennis Court

Boronia Radio Controlled Car Club
Chandler Park

Boronia BellBird Senior Citizens Centre & Dance
Activities**
Boronia Community Youth Hall

Government operated facility
Boronia West Primary School

Boronia K-12 College & Early Learning
Centrelink

Australia Post

Boronia Station & Bus Interchange
VicPol Boronia

NGO operated facility

Infolinks*

Boronia CWA Hall

EACH

Eastern Community Legal Centre
Scope

Relationships Australia Victoria Counselling
Interchange Outer East

Private facility

ZONE BOWLING Boronia

Metro Cinema Boronia

Kids World Indoor Playground Boronia
Jetts Boronia

Busybodies Health & Fitness Centre
Melbourne Taekwondo Centre
Eastern Kung Fu Academy Wing Chun & Tai Chi
Eastern District Pool League

Eastern Suburbs School of Music
Boronia Veterinary Clinic and Hospital
Mercy Place Boronia

Marshere Dance Studios

Employ Ease

Health & Therapy

TOWN Clubs of Victoria
Body@Boronia

Rebalance Pilates and Yoga
Universal Insight 777

Autism Counselling

Lap Surgery Australia

Hearing Professionals Boronia
Boronia Medical Centre & MIA Radiology
Cypress Health Specialist Centre
Dorset Consultant Centre
Boronia Mall Clinic

Greater Knox Family Practice

OpShop and Fair Trade
Adra OpShop

RSPCA OpShop

Salvos Stores

Aussie Veterans OpShop
All Sorts OpShop

Here & There Makers
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Recreation

Pet Ownership (registration 2016-17) Boronia Suburb 2976 dogs
1158 cats

Source: Domestic Animal Management Plan 2017-21%

The Domestic Animal Management Plan recognises the need for additional dog play parks may be
valuable within Boronia. There is currently no dog parks within Boronia to satisfy any current
demand. Further densification of the centre of Boronia will increase the demand by apartments
household to walk their furry kids.

Recommendations:

e Considers the inclusion of enclosed dog play areas within parks of Boronia [Tormore,
Chandler, Boronia Park] and ensure that any park master planning reserve space for dog
owners.

Open Spaces
Source: Knox Open Space Plan®® until 2022 and the Knox Play Space Plan Draf*t until 2023

Criterion

o The provision of playground and park (play space and open space) based on statement that
supply should favourably be within walking distance (up to 500m) of residences.

o The provision of park infrastructure also considers the following factors in term of priorities:
o Areas of high level of social disadvantage (proximity);
o Higher housing density (availability);
o Household component (demand);
o Quality areas and infrastructure (supply and quality).

Current open spaces within the Activity Centre and the Study Area

Within Activity Centre Quality Infrastructure
Genista Avenue Reserve | Local Open Space NW | Yes - Playground and remnant
o Play space native reserve
Passive
Tormore Reserve Neighbourhood Open Space NW | Yes - Sports Ground (oval) and
o Play space playground / walkway
Active
Boronia Park Municipal Open Space SW Yes - Playground / Walkway —
o Play Space Community infrastructure
o Community Hub and indoor sports
Active
Chandler Reserve Neighbourhood Open Space NE Yes - Sports Ground and
o Play space playground / walkway
Active
Train Station Reserve Local Open Space NE No - Remnant grass space
o Play Space
Passive

23 http://www.knox.vic.gov.au/damplan
24 http://www.knox.vic.gov.au/Page/Page.aspx?Page 1d=3157
5 http://www.knox.vic.gov.au/Files/MeetingsCouncil/2014 Item 8 3 App A Part 1.pdf
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and Reta Matthews
Reserve

Passive and Active

Outside Activity Centre
Penrith Street Reserve Local Open Space NW | Yes - Playground and
o Play space Bushland reserve
Passive
Cardiff Street Reserve Local Open Space NW | Yes - Playground and
o Play space Bushland reserve
Passive
Knox Jaycees Reserve Local Open Space NW | Yes - Playground and remnant
o Play space native reserve
Passive
Farnham Road Reserve | Local Open Space NW | Yes - Playground and remnant
- Bayswater o Play space native reserve
Passive
Faraday Street Reserve | Local Open Space NW | Yes - Playground
o Play space
Passive
Girdwood Road Reserve | Local Open Space NE Yes - Playground
o Play space
Passive
Stoneleigh Avenue Local Open Space NE Yes - Playground
Reserve o Play space
Passive
Melbourne Old Joes Melbourne Water NE No — Bushland reserve and
Creek Reserve Local Open Space walkway
Passive
Holloway Reserve — Local Open Space N No - Walkway
Bayswater Passive
Woodmason Reserve Local Open Space N Yes - Playground
o Play space
Passive
Parker/Taranto Reserve | Local Open Space SE No
Passive
Blind Creek Corridor Creek Corridors SW Yes — Walkway — Bushland

reserve Cycling way — Sports
ground (Tennis)

Notes:

The variability in distance between the Knox Play Space Plan Draft criteria (500m) and the Boronia Renewal
walkability indicator (400m) is considered in the assessment with the proper understanding that the walkability

index is more restrictive.

The Knox Open Space Plan includes ranking criteria sheet score to be used for rating of park space in accordance

with the policy.
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Walkability and Demand in relation to Open Spaces

Catchment distance

Activity Centre

o The activity centre is generally well-serviced, within 400m of existing open spaces with

following gaps identified:

400m to 500m consideration

Bambury St (NE)

No — most of the eastern part of the street not
covered.

Part of Pine Cr, Tulip Stonehaven Ave and
Woodvale (SW)

Yes - Improved coverage when considered
500m with limited area not covered

Eastern portion of the Dorset Rd South

No — the extra 100m distance has little to no
positive impact.

William St and Power Rd (N — extending to Central
Ave)

No - Central portion still remains outside the
500m scope.

Part of Dorset Sq

Yes - Improved coverage when considered
500m

Part of Oak, Rosella, and Elsis St (NE)

Yes - Are covered within 500m

Rubida, Gwyn, Marie, Hastings (SE)

No - the 500m has little to no positive impact

Outside Activity Centre

400m to 500m consideration

Elsis Street / Brown Street (NE)

No — most of the eastern part of the street not
covered.

Tulip Cr and Hazelwood Rd (SW) Stonehaven Ave
and Woodvale (SW)

No - the 500m coverage has limited
improvement to the lower central portion of
Tulip Crescent. The inclusion of a path through
the drainage easement would resolve this
however.

Eastern portion of the Dorset Rd South

No — the extra 100m distance has little to no
positive impact.

Central Ave, Catherine St and Power Rd (N)

No - Central and Catherine St portion still
remains outside the 500m scope.

o All areas are within 800m accessibility in term of foot distance, apart for a small area of Elsie

Street.

Open Space and building density

Household Component (demand — 2016 ABS Data) — Within Activity Centre
SAL Population 0-4 year old Population

Digit population Density
North-West 2144636 518 17 (3.2%) 16.48/ha
North 2144629 304 14 (4.6%) 20.28/ha
North-East 2144613 397 14 (3.5%) 17.66/ha
2144607 769 57 (7.4%) 30.66/ha

Total: 1166 Total: 71 (6%)
South-East 2144632 466 27 (5.7%) 19.97/ha
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South

2144628

259

26 (10%)

20.20/ha

South-West

2144601

469

25 (5.3%)

21.46/ha

Source: General community profile 2016 ABS Census for Statistical Area Level (SAL)
Note: SAL boundaries do not necessarily match activity centre boundaries and will result in some overlap with area outside the activity centre area

Household Component (demand — 2016 ABS Data) — Outside Activity Centre

SAL Population 0-4 year old Population
Digit population Density
North-West 2144650 455 25 (3.2%) 24.94/ha
2144639 255 16 (6%) 26.34/ha
2144617 580 49 (8.4%) 24.68/ha
Total: 1290 Total: 90 (6.9%)
North 2144630 776 54 31.60/ha
North-East 2144625 557 35 21.66/ha
South-East X X X X
South X X X X
South-West 2144603 326 41 (12%) 30.81/ha
2144623 457 36 (7%) 29.86/ha
2144620 488 33 (6.7%) 20.09/ha
Total: 1271 Total: 110 (8.6%)

Source: General community profile 2016 ABS Census for Statistical Area Level (SAL)
Note: SAL boundaries do not necessarily match activity centre boundaries and study area and will result in some overlap with area outside study area

Below: Legend from Knox Play Space Plan Draft
regarding concentration of children (0-4 years)
o Higher the percentage is higher the demand

o North-West:

- Only Genista Reserve provides playground and open space
facilities in the core area, particularly when excluding the
substandard Train Station Reserve from this review. The
playground of Tormore Reserve is located on the opposite
side of the park, which accentuates the distance and is best
designed to serve a catchment to the West of Tormore
Reserve.

- The 2016 statistical area level data shows the density for 0-4
year old within the Activity Centre NE is approximately 3%,
which demonstrates that Genista Reserve may be of sufficient
provision in term of demand.

- Genista Reserve is generally within 400m walking distance of
the whole of the appropriate Activity Centre statistical area
level data for the Northeast.

- Genista Reserve is surrounded by roads, which means road

crossing is a requirement to access the park. An adjustment of

the traffic capacity surrounding Genista Reserve with better
visual access cues/safe crossing, adjustment of street parking, and direction
of traffic may be beneficial.
e Qutside the current Activity Centre:
o NWa district is well-serviced by a network of open spaces and
playgrounds within 400m accessibility.
o Parks outside study area have positive impact to accessibility.

144 of 787



2019-08-26 - Ordinary Meeting Of Council

o Allareas are within 800m accessibility.
o Zeising Ct only area primarily outside 400m threshold.

Built form density

Erica — Sundew —
Genista — Iris —
Orchid

Primarily boundary-to-boundary urban commercial core (Erica) —
No backyard and currently no residential occupation.

Sundew — Genista — Iris and Orchid

Increasing multistorey development (townhouse/appartments) for
Sundew, Genista, and Orchid reliant on balcony with little to no
backyard spaces. (12%)

High number of multi-dwellings (dual occupancy and villa
development) with limited secluded private open space (SPOS) of
approximately 35 to 80sqm clear to sky open space. (35%)

Single detached dwellings with high footprint of ancillary
outbuildings (5%)

Single detached dwellings or dual occupancies with over 100sgqm
SPOS. (37%).

Vacant or Commercial (11%)
(% of 54 properties)

Langwith -
Tormore -
Conway — Laurel
- Boronia

Primarily consisting of townhouses with SPOS reliant on balcony
(newer estates), and multi-dwelling development with maximum
30-40sgm of SPQOS, or large footprint dual occupancy comprising
little to not effective backyard. (57%)

Multi-Storey Apartments. (5%)

Remaining detached dwelling with effective private open space.
(31%)

Vacant or non-residential property. (7%)
(% of 38 properties)

Lorikeet -
Warbler
Lyrebird -
Sandpiper

Primarily consisting of single detached dwellings on 700sgm sized
lot comprising backyard SPOS space. 80%

Villa Units development with limited outdoor space. (1%)

Dual occupancy and single detached dwellings comprising large
building footprint leaving limited backyard space. (19%)

(% of 78 properties)

Herbert — Cardiff
— Norwich -
Penrith -
Grevillea -
Rowson — Zeising
— Laurel — Rose —
Joyce

Primarily single detached dwellings with backyard, and setbacks to
all boundaries. (86%)

Dual occupancy with 50-100sgm SPOS retained. (2%)

Large composite villa development with ample common space.
(1%)
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Non-Residential (1%)

Multi dwellings villa development and large footprint dual
occupancy with limited backyard SPOS area. (10%)
(% of 155 properties)

o North:
- Absence of open space and playground within the area.
- Nearest facilities requires either -crossing Dorset Road to Girdwood Reserve
or -walking to Genista Reserve. Walking permeability to these reserves is poor
and indirect which accentuates the distance, especially with the absence of a
footpath on the south side of Henry Street.

- The 2016 statistical area level data shows the density for 0-4 year old within
the Activity Centre North is approximately 4.6%, which would show an
unsupplied demand in need of evaluation.

- The statistical area extends beyond the Activity Centre to include Central Ave,
an area also identified as poorly supplied with open spaces.

- The urban area to the south, immediately to the east of the train station, falls
within both the 400m catchment of Genista Reserve and Chandler Reserve in
term of distance.

- The northern area is identified as “underserved” within the Knox Open Space
Plan (P.31 —as of 2011).

- Improved connections across roads have been identified as necessary for this
area (e.g. Dorset Road) within the Knox Open Space Plan (P.31 — as of 2011).

e Qutside the current Activity Centre:
o Allareas are within 800m accessibility.
o The demand appears well supplied in the north-west and
along Woodmason.
o Park across railway (Farnham Reserve) contributes positively
to catchment along Power Rd and part of Central Ave.
Built form density
Williams — Henry - | Primarily townhouses with tight boundary to boundary

Central — | development, and limited but variable private open space from
Catherine — Power | 30sgqm to 50 sqm. (29%)
—Short

Remaining detached dwellings, particularly between Catherine
and Central Ave or alongside Power Street on lots of
approximately 1000sgm. (33%)

Dual occupancy dwelling either in the form of duplex or rear
dwellings with average private open space varying between
55sgm and 70sgm. (15%)

Villa units with varied typology either sharing large common
property space (20 Central Ave) or more akin to townhouses
development with limited private open space. (15%)

Others (8%)

(% of 136 properties)
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Woodmason area | Primarily townhouses or villa units with either duplex/multiplex
- Dorset shared wall or joined by garages, leaving limited private open
space (around 30sgqm). (39%)

Dual occupancy dwelling either in the form of duplex or rear
dwellings with average private open space varying between
55sgm and 70sgm. (25%)

Remnant detached dwellings, primarily along Dorset Road, Jema
Court, and Power Road end of Woodmason area on lots between
800-100sgm. (35%)

Vacant/other (1%)
(% of 115 properties)

o North-East:

- Playground located in the southern portion of Chandler Reserve accentuates
the distance to northern part of the Activity Centre (Oak, Rosella, Elsis, and
Bambury).

- Accessibility to open space is also generally limited by distance. However,
areas of Elsis and Bambury North are characterised by large private open
space. An evaluation of supply needs with regard to the demand may be
required.

- Parks located East of Dorset Road are identified as within area of biological
significance. As such, biodiversity and ecosystems are a paramount criteria
for parkland.

Built form density
Chandler — Floriston | Primarily townhouses (28%) or villa units (31%) with variable
- Allandale — | open space (balconies for townhouses)
Boronia Road -
Rosella — Rangeview | Remnant single dwellings on 1000sgm lots (21%)
— Oak - Dorset

Residual old dual occupancy dwelling as dwelling at the rear on
500sqm lot. (4%)

New apartments (4%)

Others (12%)

% of 126 properties

Elsie — Bambury — | Primarily detached dwellings on 1000sgm lots (45%)
Girdwood

Intruded townhouses/villas development either older types
(villas) or newer townhouses with 30-40sqm POS (31%)

Dual dwellings occupancy (19%)
Others (4%)

Recent apartment (1%)
% 107 properties
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o South-East:
- No playground provided in the area. Parker/Taranto Reserve retained in the
area but without any infrastructure.
- The access to Chandler is difficult with limited footpath provisions in the area
and limited crossing of Boronia Road.
- Anevaluation of the supply is required.
Built form density
Rubida — Marie — | Primarily detached dwellings (72%) on 700-900sgm lots
Gwyn - Boronia
Road Dual occupancy dwellings in the form of rear dwellings (9%)

Villa/townhouses/apartment along Boronia Road with 30 sgm
POS (17%)

Other (2%)

% of 34 properties

Hastings — Torrens | Residual detached or dual dwellings on 1000sgm lot (29%)
— Boronia Road

Primarily townhouses/villas with 30sqm POS (59%)

Others (12%)
% of 17 properties

o South:
- No open spaces provided, and with a demand of 10%, an evaluation of the
supply is significantly required.
- Access to Boronia Park is limited to the west due to Dorset Road and the
railway restrict access to the east.
- The southern area is identified as “underserved” within the Knox Open Space
Plan (P.31 —as of 2011).
- Improved connections across roads have been identified as necessary for this
area (e.g. Dorset Road) within the Knox Open Space Plan (P.31 — as of 2011).
Built form density
Douglas — Alfred — | Primarily detached dwellings on 700 to 1000sgm lots (47%)
Reve — Dorset

Dual occupancy dwelling in the form of rear dwellings or duplex
(37%)

Recent villa and townhouses with 40-50sqm POS (16%)
% of 37 properties

o South-West:

- Only Boronia Park provides facilities, located at the southern side of the Park
(along Park Crescent) for a catchment extending along Springfield, Cypress,
and Pine.

- The area further west (alongside Boronia Rd) falls within the catchment of
Tormore Reserve and safe crossing of Boronia Road is paramount.

- The supply appears to address the 5% demand but footpath access will be
required.

e Qutside the current Activity Centre:
o All areas are within 800m accessibility
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Blind Creek Corridor improve accessibility from a southern
aspect.

Blind Creek Reserve is the open space catchment for the
southern area. The area however lacks the provision of
playgrounds.

Areas closer to Rankin Road falls within the catchment of
Faraday Street Reserve, again across Boronia Road.

Area closer to Dorset Road (e.g. Tulip) lacks good
accessibility and with a higher demand (12%).

The topography may cause a slight impediment to mobility
along Stadbroke Road with a slight, but more accentuated

fall compared to surroundings.

Built form density

Park — Cypress —
Pine — Tulip -
Narcissus -
Woodvale -
Stonehaven -
Boronia Road
side

Primarily new villa/townhouses built closer to Boronia Road with

balconies or up (37%) and
Residual detached dwellings (34%)

New apartments (3%)
New townhouse (10%)
Dual dwellings (13%)
8 others (3%)

% of 217 properties

Springfield - Park
— Cypress — Pine
- Tulip -
Narcissus -
Woodvale -
Hazelwood -
Stradbroke -
Dorset Road side

49 detached (24%)
56 dual (27%)

1 apartment (1%)
3 others (2%)

92 townhouses/villa (46%)
% of 201 properties

Ratio of parks per distance per inhabitant
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Green Park Area | Current Approximate effective area available | Catchment (500m)
Total Area | for Informal Outdoor Recreation | population level
(excluding  specialised facilities | current
limited to specific users e.g. building
and sports facilities (Estimated)
Tormore Reserve | 5.4ha 2ha ~1700
Boronia Park 3.1ha 1.8ha ~1000
Chandler Reserve | 3.1ha 0.7ha ~1000
Genista Reserve 0.4ha 0.4ha ~800
Penrith Reserve + | 1.8ha 0.5ha ~500
Leisureworks
Herbert/Cardiff 0.3ha 0.3ha ~500
Reserve
Station Reserve 0.08ha NIL N/A
9
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Girdwood 0.17ha 0.17ha ~700
Reserve

Taranto Reserve 0.07ha 0.07ha ~466
Mineral Public

places

Dorset Square 0.7ha NIL N/A

Improvements within or surrounding reserve

Within Activity Centre Recommendations

Genista Avenue Reserve o Review vehicle access arrangement along Genista/Iris and
consider making road one-way

o As per above, consider parking arrangement alongside
reserve with reduced with of road and traffic calming
alongside park.

o Improve pedestrian access from the East with access at
northern and southern end of Sundew by allowing direct path
and access through fence.

o Improve pedestrian crossings of all surrounding road with
clear marking design giving priority to pedestrian over
vehicles.

o Consider opportunity for direct pedestrian access through
Sundew Ave land to rear of Bellbird Senior Homes (so as to
create direct pedestrian link between reserve and future
residential development on rail reserve).

o Improve pedestrian access width alongside
Genista/Erica/Chandler and improved pedestrian crossing
and linkage to train station.

o Include vehicle turning area at end of Genista.

Include curb extension footpath onto road (reduced

carriageway width) at crossing.

Consider low level lighting for night walk-through

Consider duress light area with connection to emergency.

Include vehicle turning area at end of Orchid and Genista

Review vehicle turning area at end of Langwith

Design end of streets (Orchid, Genista, Langwith) with

markings and pavers that are pedestrian/cycling

friendly/priority over vehicles

o Include direct pedestrian connection link between Genista
and Orchid

o Consider direct pathway Langwith to Orchid

o Consider option for future pedestrian connection to Lorikeet
Court

o Consider space for Dog Park with opportunity to link with
local Vet as stakeholder

o Provide bicycle racks alongside well light place.

o Improve directional signage marking, also indicating location
of public toilet amenities

o Consider future linkage to South-East corner for future
opening through to Boronia Village.

o Provision of drinking fountains

O

Tormore Reserve

O O O O O

10
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o Provision of public tables and potentially BBQ in areas with
good vistas to hillside

o Provision of an active open air training/stretching facilities
across the park.

o Improve pedestrian crossing visibility of Tormore Road at
each path/road junction.

o Design pedestrian crossing as “all-mobility, pedestrian
focused” hub.

o Evaluate further pedestrian through Conway to Zeising,
through Leisureworks to Herbert, along Penrith (car park) and
clear designed access to Leisureworks entrances.

o Consider bicycle path design as East-West thorough fare
through Tormore with adequate ground design, marking and
avoiding conflict.

o Consider pedestrian connections from Norwich and Grevillea.
o Evaluate possibility for restricted vehicle access from Genista
through Tormore (e.g. PT mini-bus/emergency vehicles)
should provision of public transport be improved by such

direct link to Leisureworks

o Include curb extension footpath onto road (reduced
carriageway width) at crossing.

o Design dead end streets (Langwith/Genista/Orchid) with the
Home Zones concept with a visual cues to vehicles that road
is no car friendly and no through.

o Provide waste/recycling bins, including dog poo bins at each
exit points

Boronia Park Evaluation required due to:

o Future drainage work

o Future of Library

o Future of Basketball Stadium

o Future of parental building

Consideration
o Traffic calming alongside Park Crescent, particularly at the

approach of Springfield road.

o Traffic calming to not impede on buses movement

o Improved bicycle connection/wayfinding and movement
from/to Springfield Road and Boronia

o Improved pedestrian/cycling crossing of Park Crescent at
Springfield Road junction, and Boronia/Park Junction and
Dorset/Park Junction.

o Dorset road pedestrian crossing to service area tucked
between railway and Dorset Road.

o Improved width and accessibility alongside Dorset Road
footpath (reduce conflict pedestrian/cyclist and improve
safety feeling alongside heavy vehicle traffic.) Allow space to
walk side-by-side.

o Improve planting alongside Dorset Road frontage to improve
vegetation buffer.

o Improve wayfinding signage, including signage to public toilet
facilities and major cycling connections.

11
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o Design Park Crescent as low traffic way, traffic calming,
pavers and design discouraging through traffic in a way that is
less impeding for cyclist and buses.

o Retain large significant native vegetation

o Improve visibility and connection between rear laneway of
Boronia Road shop and Park (pedestrian connection to car
park) and design laneway as pedestrian/cycling friendly).

o Improve vehicle turning area at end of southern parking lot

o Relocate/design recycling/opshop bin collection as a formal
space, with drop-off parking space only. With added lighting
and security camera to deter illegal dumping (from various
angle) but using this as a community recycling driven option
with appropriate stakeholder

o Consider integrating community garden within space of
Boronia Park

o Consider tables and public BBQ.

o Provide drinking fountains and bicycle racks. Bicycle repair
station may also be considered.

o Formally close part of the road reserve way running through
the park/retention basin. Formalise the thoroughfare (Lot 27)
as a laneway.

o Consolidate Lots 22 to 27 altogether with the land of the park
and/or basin

o Ensure paving/design matches allotment lines and property
status between roadway/crossing through other land.
Example, access between laneways behind Progress hall to be
differentiated without any use of asphalt.

o Provide waste/recycling bins, including dog poo bins at each
exit points

Chandler Reserve o Improve pedestrian access alongside Chandler Road (south
side) as a continuous path with clear wayfinding design path
on ground over car parking space. Priority clear marking to
pedestrians. Connection through Scouts halls and further
along Chander.

o Improve pedestrian crossing/traffic calming on Chandler due
to poor visibility at bend.

o Reduced traffic speed on Chandler.

o Pedestrian track on eastern side of Chandler reserve and
connection to Elliott Street.

o Pathway alongside Elliott Street / South Side of Chandler
Reserve.

o Improve pedestrian crossing of Allandale, designed as
pedestrian priority with clear marking both at Chandler
junction and Elliott Junction.

o Include curb extension footpath onto road (reduced
carriageway width) at crossing.

o Consider low level lighting for night walk-through

o Provide waste/recycling bins, including dog poo bins at each
exit points

o Provide drinking fountains

o Provide toilet facilities

12
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Train Station Reserve

O O O

o

Complete redesign and extension of the reserve space,
including its infrastructure must be considered

Target a functionality to this reserve and design accordingly.
Identify users, public and provide infrastructure
(seating/table etc)

Increase space of reserve, evaluate valuable vistas, and
improve views.

Evaluate whether area remain transient or whether a
catchment is possible.

Consider the addition of a foodtruck in adjacent parking to
create life and nexus between the reserve and the
surrounding no man’s land.

Consider low level lighting for night walk-through

Include artworks

Design for vandals proof.

Provide waste/recycling bins at each end

Outside Activity Centre Recommendations
Penrith Street Reserve o Improve pedestrian connection design

o Include curb extension at pedestrian crossing to join south
side of Penrith.

o Ensure vehicles’ bonnet of surrounding car parking space do
not encroach over footpath

o Create direct pedestrian connection to Norwich through
leisureworks land.

Cardiff Street Reserve o Consider low level lighting for night walk-through

o Consolidate lots and address of property.

Knox Jaycees Reserve NIL

Farnham Road Reserve - | NIL

Bayswater

Faraday Street Reserve o Consider low level lighting for night walk-through
Girdwood Road Reserve o Improve access by creating gate from Dorset Road;

o Improve walkability within reserve by creating path

o Improve maintenance of reserve (grass cutting etc.)

o Increase planting along edge of reserve (buffer to Dorset
Road and to residences to the north. Leaving an open play
space in the middle,

o Improve pedestrian crossing of Girdwood by increasing
pedestrian priority at junction of Girdwood/Dorset and
immediately across park gate to southern side footpath.

o Evaluate Dorset Road crossing to Short Street.

o Include curb extension footpath onto road (reduced
carriageway width) at crossing.

o Provide waste/recycling bins, including dog poo bins at each
exit points

Stoneleigh Avenue NIL
Reserve o Consolidate lots
Melbourne Old Joes o Provide waste/recycling bins, including dog poo bins at each
Creek Reserve exit points
o Evaluate direct pedestrian access to Stewart Street
o Consider consolidation of land with adequate boundaries and

ownership, allocate street address

13
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Holloway Reserve — o Improve vehicle turning facility at the end of Freedman.

Bayswater o Design end of streets (Freedman) with markings and pavers
that are pedestrian/cycling friendly/priority over vehicles.

o Design dead end streets with the Home Zones concept with a
visual cues to vehicles that road is no car friendly and no
through.

o Consider low level lighting for night walk-through

o Evaluate users during the day (whether uses by surrounding
workers) and provide adequate sitting facilities if necessary

o Give street address.

Woodmason Reserve NIL

o Allocate street address — review street addressing for whole

of Woodmason

Complete as Bushland reserve

Consider diagonal path

Improve crossing of Hastings Ave.

Evaluate if surplus land to be sold for development

Evaluate biological status of vegetation on land

Consider alternative land with larger area for development of

a new park in the SE

o Consider pedestrian/cycling crossing of Railway to join
towards Dorset Road.

Blind Creek Corridor and o Improve cycling connection between Springfield/Blind Creek

Reta Matthews Reserve Formalise end of Springfield Road.

o Provide wayfinding signage for pedestrian and cyclist at
entrances — including direction to Boronia Services, including
signage to drinking fountains, local shop district, public
toilets, and bus stops.

o Provide waste/recycling bins, including dog poo bins at each
exit points

o Improve wayfinding signage alongside Hazelwood

o Evaluate pedestrian connection between Narcissus and Blind
Creek Path

o Consider provisions of drinking fountains.

o Consider connectivity with future development south of Blind
Creek.

o Improve cycling space/marking along Hazelwood and
Springfield.

o Consider using the drainage reserve as a pedestrian
connection between Boronia Park and Blind Creek (via
Stradbroke)

o Consider northern cycling path connection design via
Woodvale or Narcissus (from Springfield) towards Tormore
with appropriate signing.

o Consolidate lots or Reta Matthews Reserve and review
addressing

GENERAL o Provide waste/recycling bins, including dog poo bins at each
exit points at relevant locations

o Provide bicycle facilities

Space for dog walking

o Space for community garden

Parker/Taranto Reserve

O O O O O O

O

o
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o Space for recycling stations drop-off

o Space for community hub/ cultural activities (whether
outdoor/indoor)

o Community hall spaces options

o Space for public art, space for aboriginal arts and arts display
that recognised past activities within the land or surrounding.
Consider the past social communities as well as the present
ones.

o Option for occupying public space for activities (yoga classes,
picnic, art session, outdoor training, outdoor movies).
Identify spaces for multi-function within parks.

o Spaces with power points for multi-uses and future
functions/activities retrofit.

o Options for rental incomes.

o Options for electric vehicles parking with charging station
(Tormore — Boronia — Chandler)

o Appropriate wayfinding signs and regulatory signs, well
designed. And artistically designed can be considered.

o Parks that leaks onto surrounding local road making
surrounding road subservient to their environment.

o PT connection or signage to nearest connecting point —
access nexus between bus stops and proximity to parks

Recommendations:

e Retain existing parkland

e Consider the acquisition of land for a new parkland in the north (Central), south (Douglas)
and/or South-East (Torrens).

o Acknowledge that with further densification the pressure and demand on park assets will
increase over time.

e Ensure good walkability to parks by improving pedestrian linkages including dedicated
crossing over Belgrave Train Line, and VicRoads Arterial.

e Consider the development of new mineral plaza around the station and Dorset Square by
gaining public space over car park.
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Land Use and Built Form
Source: Hansen Partnership “Boronia Renewal Project — urban design proposition workshop” 2019

This section primarily refer to the Urban Design proposition undertaken by Hansen partnership 2019
and is not reviewed as part of this paper.

Recommendations
e Refer to GTA Consultants “Boronia Renewal Project — urban design proposition workshop”
2019 with regards to building height and form for the Boronia Commercial Core.
e Minimally apply the standard residential height for land within residential zones.

The main arterials axis separate Boronia in 4 quadrants, with the train line axis adding a NW-SE
diagonal cut through 2 of these quadrant within the study area.

Commercial

o The commercial core is primarily developed following the path and junction of the two
major arterials of Dorset and Boronia roads, albeit mostly off-balanced to the north-east
with a greater build form density along Dorset Road, south of the train station along Boronia
Road/Erica Avenue, and wrapping around Dorset Square.

o The structure is characterised by continuous build form with a mixture of single and double
storey buildings with scattered examples of three storeys buildings across the commercial
core.

o Commercial uses are characterised with ground floor shop and food and drink premises,
along Dorset Road, Dorset Square, or Boronia Road. There is also a distinct expanse of
ground floor spaces used for offices and private community uses within the commercial
core.

o Larger retail footprint characterises the area abutting the southern end of the train station
and eastern side of Dorset Square.

o Secondary and tertiary commercial have developed along Boronia Road to complement the
southern edge of the road and along the western entrance (Boronia Village).

o The main concentration of office uses (including medical centre) are located along the
Western Boronia Road approach and the outer rim of Dorset Square (Chandler/Floriston) or
the southern side of Boronia Road.

o Large expanse of land are used for car parking within each quadrant of the City Centre,
particularly north of Boronia Road.

Residential

o Residential uses surround the Commercial Core of Boronia and was original characterised by
single dwelling on a 900sgm lot. This land use typology is still characteristic of the south-
eastern corner of Boronia.

o Through the years further density in residential development has occurred with no
discernible pattern noted. The development of rear lot for single storey multi-units occurred
randomly throughout the north and south-west side of the Boronia Centre, though with the
following history pattern:

o Dwellings development to the rear of the existing dwelling in the frontage
throughout the seventies and continuing until the noughties which was mostly
characterised around Boronia Park resulting in dwellings on 300sqm lots.

o Knockdown-rebuild of all new single storey multi-units villas in a strata form
characteristic of the eighties. This was particularly marked north of the station and
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partly along the north-west, with some examples on the southern Dorset Road
approach. These resulted in 100 to 200sgm lots.

o Recent knockdown-rebuild of multi-storey townhouses on the western fringe of
Boronia and area of Chandler Road resulting in a new built form with 200sgm lot
size.

o And sporadic new multi-storey apartment multi-family rising density west of the
station and along Chandler Road.

o Residential buildings use existing on the south-eastern part of Boronia.
Institutional, Community & Parks

o Primary and secondary education facilities are dotted across the area with large amount of
green spaces accompanying these uses.

o Public open spaces and recreational infrastructure are dotted throughout the study area
with the majority being used for active recreational facilities (Leisure Works, Boronia Park,
Tormore Reserve, Chandler Reserve) or for car parking (Dorset Square).

o Each of the north-east, south,west, and north-west are represented with educational
facilities and green public open spaces.

o Community facilities are primarily concentrated alongside Boronia Park on the South-West
corner of the study area with other public institutions or churches dotted across the
commercial fringe.

Residual passive open space exists in the vicinity of the train station.

o Part of Boronia Park alongside Dorset Road is retained as a basin for stormwater

management.

Heritage

The Boronia Activity Centre does not currently hold any properties affected by a Heritage Overlay.
There is also no identified Heritage Overlay within the study area surrounding the current Activity
Centre boundary

The Victorian War Heritage Inventory identifies the following two items in its database:

- Boronia RSL Honour Roll (Boronia War Memorial)
Located at 198 Dorset Road (Boronia RSL) this memorial comprises of a small obelisk and is
dedicated to all those who paid the supreme sacrifice in wartime.

- Boronia Honour Roll (Second World War)
Allegedly located at St Paul’s Anglican Church at 273 Dorset Road, this honour roll records the
names of service personnel in the Second World War.

These two items are not protected by any statute.

Council undertook an assessment of the heritage significance of selected places of potential heritage
significance previously identified as part of the 2006 Boronia Activity Centre structure planin 2012.
The resulting Knox City Heritage Advice December 2011 report from Context Pty Ltd identified the
following places:

Heritage place Note

Shops at “The Crossing” —217- Report did not recommend protection as lack integrity, low
229 Dorset Road and 114-132 aesthetic value, and do not meet the threshold for local
Boronia Road significance.
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Group of California bungalow at
8, 10, 12 Park Crescent

The advice also identified 18
Stonehaven Avenue as another
intact example, and other
properties were subject to a
desktop assessment

Recommended individual protection to these bungalows at 8
to 12 Park Crescent due to their intact example and rarity.

Since the advice 10 and 12 Park Crescent have been
demolished in 2014 and 2016 respectively. Only 8 Park

Crescent remains.

No recommendations were made about other bungalows

Former Safeway Building at 159
Boronia Road

Recommended heritage protection be put in place as local
historic significant

The Boronia Mall

Recommended protection of heritage significance of the

Attachment 6.5.2

interior (tile mosaic and ceiling) and consider heritage
protection to the whole of the mall as historical, aesthetical
and social significance with more community consultation.
Recommended local historic and social significance
protection of the hall

Boronia Progress Hall

Also recommended review of the significance of the
surrounding park and recreation ground.

The conclusion of the Heritage advice were presented to Council at its meeting of 26 June 2012.
Council officers supported all recommendations presented in the report but Council ultimately
resolved to not apply Heritage protection to any of the places in Boronia as identified above.

As such Council then determined by resolution to not support the recommendation.

Recommendations
e NIL current actions regarding Heritage.
e Continue to monitor any future recommendations that may come from the community.

Cultural Heritage (Aboriginal Heritage)

There is no known artefact or aboriginal places within the Boronia Activity Centre. This was
confirmed via a consultation to the Aboriginal Heritage Register and Information System (ACHRIS) on
11/01/2019.

A Cultural Sensitivity Overlay is identified on the area along the Blind Creek south of the Activity
Centre. This statutory overlay is managed by the Aboriginal Heritage Act 2006 (and its regulation)
and may trigger the requirement for a Cultural Heritage Management Plan (CHMP) prior to any
development (and issuance of a permit) for non-exempt activities.

It is noted that the development of 3 dwellings and more constitute a non-exempt activities and
recent examples of such development within the Cultural Sensitivity Overlay has occurred along the
southern part of Woodvale Road, Springfield Road, Hazelwood Road, Tulip Crescent, and Narcissus
Avenue. CHMP were prepared for these properties. A consultation on sample of these CHMP and
ACHRIS revealed that no artefacts appears to have been discovered on these properties.

Recommendations:
- Avoid area of Cultural Sensitivity Overlay in future potential expansion of the Activity
Centre boundary.
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Environment and Sustainability

Flood Mapping
Source: Council’s Stormwater Team

There are currently no flood overlays affecting the Activity Centre of Boronia, flooding controls exists
further north (Dandenong Creek catchment — Old Joes retention basin through Bayswater Industrial
Precinct) and further south (Blind Creek catchment).

New flood modelling have been done for Boronia and identified the current path of prospective
stormwater surge flooding. These modelling have not yet been translated into planning controls.

Recommendations:

e Recognise the flooding impact and the likelihood of a flooding overlay being introduced at
a later stage with a particular impact on height requirements in the residential zones.

e Recommend that completion of modelling review into a planning scheme amendment for
the introduction of a Special Building Overlay to ensure proper mitigation with regard to
flooding.

e Avoid current existing flood area subject to flood controls in any future expansion of the
activity centre boundary.

Boronia Park Retarding Basin and Wetlands Function - Background
Boronia Park at the corner of Dorset and Boronia Roads, Boronia is the location of the Melbourne
Water owned flood retarding basin (RB).

Council worked closely with Melbourne Water over a period of 2 years, following the major 100 year
flood event of February 2011 (see image 1), to identify ways to improve the storage capacity of the
RB for residential flood protection, without losing a much-valued park site for all to enjoy.
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e More useable areas in the park to walk, meet and contemplate — with new north and west

facing sloping lawns to maximise sunny areas to sit and rest

e New multipurpose plaza space at the entry to the Boronia Library and Basketball Stadium

AN

Image 2: Boronia Park Retarding Basin and Wetlands system — works completed in April 2015

showing improved park features and path links to the northern retail/transport hub and south to

residential areas.
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Issues

The overarching future of Boronia Park will primarily need to account for the flood
protection/risk management needs of the area as first principles (i.e. further expansion of
the current retarding basin — RB).

RB receives flood flows from 83 Ha of urbanised land areas (residential, commercial, retail,
transport hubs and major arterials/local road network) — predominantly sealed surfaces
generating higher volumes of stormwater runoff.

There is significantly limited green space (soil surfaces) or public open space areas upstream
of the RB that can absorb stormwater, hence the higher runoff volumes we see regularly.

Expansion to the RB in 2014-15 took it from a 1 in 7 year storm protection; to the 1in 37 yr
ARI (storm protection) only when the RB footprint could only be increased by approx. 30%
due to limited space within the park

Provision of a 1 in 100 yr ARI flood protection to downstream residents/businesses etc
would likely involve a doubling of the existing footprint of the RB in a westerly direction and
some northerly expansion.

Given the nature of the land development footprint upstream of the RB (largely hard
surfaces — roofs, roads, car parks, rail) this RB’s role in protecting those downstream, is most
critical.

The Boronia Park RB is the only retarding system we have for flood protection (from its
headwaters (start of Blind Creek at top of Perra St, FTG on fringe of Parks Vic Dandenong
Ranges land), and the only land space with the potential to provide the protection standards
needed for existing areas and expanding residential areas further downstream.

The next RB is located at rear of Westfield within Lewis Park. That RB only hasa 1in 20 yr
protection standard currently. Hence, Blind Creek has a lot of challenges for flooding, and
gets worse when it meets up at rear of Westfield, where it then joins the Dandenong Creek a
little further on (i.e. at the former Boral Quarry site).

Both the Caravan Park and the Boral Quarry site are currently up for urban development.
This will result in the loss of these currently “open land spaces” / undeveloped land, which
will become housing/roads (more hard surfaces). Thus, the Boronia RB has greater
importance in delivering flood protection (from the upper reaches of this catchment) to
reduce the excess runoff volumes to existing and future downstream residential areas.

Expansion of RB at Boronia Park means the location of the existing buildings (library and
basketball stadium) compromise our ability to provide flood protection to residents
downstream (south of Boronia Park site).

The existing Childcare Centre is also compromised by overland flows emanating off the car
park to the west, and making its way down the slope to the building foundations — past
drainage works have not been able to prevent ongoing exposure. The siting and cutting in of
the childcare centre into the pre-existing surface, has basically left it in a
compromised/higher risk location, no matter what we try to do.

Shops on the corner of Dorset Rd and Boronia Rd sit approx. 2 mts below the finished
surface of the intersection and are continually subject to flooding
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Shops along the northern boundary of park site (along Boronia Rd) are also subject to
flooding impacts during larger storms, as the natural overland flow path into the RB is
constricted to the path between the shops and the Community Hall (Progress Hall???).

Car park fall (grade) currently directs overland flows directly towards the entrance of the
library and basketball stadium.

Works to create a levee/garden bed areas to divert flows, has seemed to work for the library
entrance (sits slightly higher on site) but not for the basketball stadium or childcare centre
(sits lower on site); and car park surfaces direct flows towards the existing buildings/and
restrict areas for runoff to soak into the ground as well.

Opportunities:

As part of the Lewis Park Master Plan, Council will be working with Melbourne Water to
investigate possibility of also increasing the flood protection standards of the RB behind
Westfield, to cater for properties further downstream from Westfield.

Council could consider purchasing corner shops on Dorset/Boronia Rds and build upwards, a
tower like fit for purpose “offices/consulting suites/future civic centre”, with piers to allow
natural overland flows to pass beneath building and into RB.

Relocating the Progress Hall to allow natural overland flows in large storms to enter the RB
from the northern commercial/retail/transport hub; and under potential future tower-like
(fit for purpose designed) building on corner; with surface shaping to encourage flows to the
further expanded RB.

This will protect shops on northern frontage to Boronia Rd from overland flows/flooding
currently being experienced.

Boronia Rd frontage can therefore remain in situ (subject to confirmation modelling), if
overland flow path is expanded to the eastern side of these shops.

Overland flows from the western side of these shops (Park Cres and Boronia Rd corner) can
be re-directed, with surface shaping, into the park precinct (current car parking area), into a
series of “staging ponds” to hold flows as they make their way to the expanded RB

proper. Concept Plans for this option have been developed (2015-16) and scenario-
modelled to test feasibility.

Expansion would therefore mean the library and bulk of basketball stadium is in direct
physical conflict with the RB works.

Similarly, a large proportion of the existing carpark (central areas) and most northerly
sections, would require redevelopment into staging “ponds” to provide detention capacity
for flood management; and water quality treatment, in line with State Govt requirements.

Further expansion of the RB to provide adequate protection to local areas, would require
the RB footprint to expand in a westerly and northerly direction. This is to optimise capture
of flows readily, and ensure the RB can drain freely to downstream pipe network. Note: the
site is constrained by relatively flat grades downstream, and shallow depth of the drainage
network.
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Current location of the remote control club is limited to its current footprint (expansion
would not be possible), given the tennis court land, in an enlarged RB would (and should)
form part of the future expansion of the RB/spillway — overflow management from the RB to
the 1500 metre long, above ground drainage reserve down to its outfall to Blind Creek.

Remote Control Club could stay if deemed appropriate, however, there is no option to
expand. Does the RC club fit in a future “all public access” Central Park concept? Does it add
value? Is it a nuisance (noise pollution) to residents, or park users in future, or wildlife at the
RB? Is it the appropriate place for them now?

Future Vision:

Boronia Park could become a future “Central Park” for the city centre — a meeting place in a
hub location that links the north to the south of Boronia and transitional movements east to
west Boronia

Provision of a cooling/wet/treed area in the heart of a hard, urban, high heat island impact
location would be critically beneficial for workers/visitors/shoppers and residents in this
precinct

High level of impervious areas causing increased runoff could be better managed safely,
reducing flood risks.

The “staging ponds” could form quite an aesthetically pleasing visual amenity (and natural
cooling to the hard areas of Boronia Central — a reprieve for people to visit in summer), and
likely to attract local wildlife; allow for community interaction with the wet spaces; and
potential for remote controlled boats for all-community use / families, is possible.

A series of walkways, mini bridge crossings, and meandering paths throughout the site
(linking north-south; east-west) and in amongst the staging ponds and landscaping features,
could indeed create a highly valued Central Park for Boronia and immediate surrounds
(complementing the attributes of the Tim Neville Aboretum, FTG).

Opportunities to provide information sessions (outdoors) to the community about what we
do; or balancing urban and natural areas, wildlife values/G4W talks, living with water
extremes (flood to drought) etc.

Buskers...or organised musicians on weekends, poetry readings/book clubs, talks by staff
from different depts., story-telling by local elders, community art activity stations for install
at other parks/POS areas across the city - all possibilities by turning the site into a cooler,
greener meeting place for people to meet/come together.

Such a precinct park would fulfil the requirements of the recently released Integrated Water
Management (IWM) Framework for Melbourne (Sept 2017) which promotes water in the
urban context for improved health, well-being and liveability standards.

This would further support Council’s own partnership to the DELWP IWM CEQ’s Forum for
the Dandenong Catchment and the recently Ministerial endorsed Strategic Directions
Statement (SDS, Sept 2018).

Recommendations:

Acknowledge the impact the retention basin will have on the future of Boronia Park and
that such basin should form part of the consideration for master planning of Boronia Park.
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Land contamination

The Department of Environment, Land, Water, and Planning’s planning practice note 30 (PPN30)%
provide guidance regarding potentially contaminated land. This further accord with Ministerial
Direction No.1 which identifies what is a potentially contaminated land and also require planning
authorities to have due consideration of such issue through the Planning Scheme amendment
process?’.

The study area comprised two allotments that have been identified as including, or having
historically included, uses with potential effect on land contamination.

- 121 Boronia Road, comprises a service station currently operating as a Caltex petrol station
located on commercial land.

The land is identified within a Commercial 1 Zone, it is unlikely that the proposed
amendment would rezone this parcel of land into a zone that would allow sensitive uses to
operate ‘as of right’.

- 158 Dorset Road which operated until recently as a motor vehicle service and repair
business identified as “Boronia Roadworthy Centre” or “Windscreen” business. The built
form on the land is also characterised by the typical canopy and space for bowser and petrol
delivery to vehicle.

April 2018

26 https://www.planning.vic.gov.au/ data/assets/pdf file/0020/12764/PPN30-Potentially-Contaminated-Land.pdf
2 https://www.planning.vic.gov.au/ _data/assets/pdf file/0019/27127/Ministerial-Direction-Section-12-No.1-Potentially-contaminated-
land.pdf
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May 2017

April 2013.

January 2010
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- January 2010 - Bowsers

A quick review of historical data reveal that fuel bowsers were still in place as late as January
2010 and disappeared sometimes between January 2010 and April 2013. The land is
currently 981sgm zoned Neighbourhood Residential Zone Schedule 1 (NRZ1), and affected
by a Design and Development Overlay Schedule 2 (DDO2), Significant Landscape Overlay
Schedule 3 (SLO3), and Public Acquisition Overlay Schedule 1 (PAO1).

It is acknowledged that the NRZ1 allows the use of the land for a single dwelling ‘as of right’,
a sensitive use, the limitations in term of site coverage (max 40%) and subdivision (min lot
size 500sqm) effected by the DDO2 are limiting the intensification of such sensitive use.

A search on the Environment Protection Authority interaction portal did not indicate that
environmental audit has been taken for the above land in Boronia.

In accordance with the PPN30, service stations/fuel storage are identified as high potential for
contamination. Considering the available information regarding the two properties identified above
about the risk of potential land contamination, the application of the principle of precaution, the
Ministerial Direction No. 1 it is warranted for Council to consider that application of an
Environmental Audit Overlay on 158 Dorset Road Boronia pending the implications the Amendment
may have on this land.

Recommendations:

e Acknowledge the impact the use of the land as a Service Station/Fuel Storage, as a use
with high potential to contamination of land, may have in future redevelopment of land
for 121 Boronia Road and 158 Dorset Road.

e Retain 121 Boronia Road within Commercial 1 Zone, identify the risk within the Boronia
Renewal Strategy and allow the appropriate level of assessment to be undertaken through
a planning permit application.

e Apply an Environmental Audit Overlay to 158 Dorset Road on the potential for land
contamination through the historical uses of the land, to ensure loss of knowledge is
avoided and due diligence is considered for future redevelopment that would intensify the
establishment of a sensitive use.
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Environmental Sustainable Development (ESD)

ESD policies are currently addressed via Clause 21.05-5 (Municipal Strategic Statement — MSS) and
22.04 of the Knox Planning Scheme, which were integrated to the Scheme via Amendment C150 in
December 2017. These policies apply to the whole of the municipality by addressing Council’s
commitment to an environmentally sustainable city and standard for sustainable building design that
will ultimately:

- Support passive design and compliance with eco-energy requirements in building regulation;
- Improve affordability via reduced running cost;

- Improve amenity;

- Integrate sustainable water management;

- Resultin an overall sustainable urban form.

The policies appropriately achieve these goals for certain type of development with little to no change
required on the overall intent. The ESD policies of Knox City Council also enable and support the
overarching goals of the Resilient Melbourne Strategy, a current metropolitan and international
strategy for which Knox City Council is signatory. It is also consistent with Goal 2, Strategy 2.2 of Knox
Community and Council Plan 2017-2021%,

Review

Clause 21.05-5 of the MSS provides general guidance to require and encourage the incorporation of
best practice environmentally sustainable design to new development of two and more dwellings and
non-residential buildings and additions of 500sgqm or more. Its main objective is to help achieve
environmentally sustainable development within Knox.

The Clause 22.04 ESD policy applies to development proposal in accordance with the Table of Clause
22.04-4 as a specific requirements (through the provision of Sustainable Design Assessment or similar
Management Plan). It does provide more specific objectives with regard to: energy performance,
water resources, indoor environment quality, stormwater management, transport, waste
management, and urban ecology. It is noted that the requirement for applicable management plan in
this policy applies for development of three and more dwellings.

There is a noted discrepancy between strategy 8.1 of Clause 21.05-5 and the policy requirement of
Clause 22.04-4 as one guide the application of good practices to two and more dwellings, while the
other requires the application on three and more dwellings.

Furthermore, the requirement for a Sustainable Design Assessment for development of three or more
dwellings and residential buildings is enshrined as a specific requirement in the Schedule to the
following zones:

- Residential Growth Zone (Schedules 1, 2, 3)
- General Residential Zone (Schedules 2, 3, 4)

These schedules allow for a clear indication that a Sustainable Design Assessment is a mandatory
application requirement rather than solely relying on Clause 22.04 to provide the trigger, or clause
21.05 to encourage applicants. Clause 22.04 provides the reference to prepare, assess, and implement

28 Knox City Council Community and Council Plan 2017-2021 p.35
http://www.knox.vic.gov.au/Files/Plans/Knox Community and Council Plan 2017 2021 Final.pdf
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environmental sustainable design requirements to help applicants and planners on the thresholds and
deliverables.

It is noted that the Environmental Sustainable Development Policy and Statement are not the only
sustainable-oriented statement of the Knox Planning Scheme and other clauses, policies, or
ordinances also directly and indirectly achieve such goals. There are notably:

- Clause 21.03 of the MSS provides objectives and strategies to elements such as biodiversity,
landscaping, and native vegetation [urban ecology].

- Clause 21.05-5 of the MSS (Objective 8 — Strategy 8.1) with regards to integrated water
management.

- Clause 21.09 of the MSS provides objectives and strategies to elements such as sustainable
transport, and integrated water management [stormwater management, transport].

- Clause 52.34 of the Victorian Planning Provisions set the statutory requirements for the
provision of bicycle facilities and associated amenities for certain types of development
[transport].

- Rescode comprises a number of performance standards through clauses 54, 55, and 58 of the
Victorian Planning Provisions for dwellings and apartments having regards to:

o Site coverage, permeability, energy efficiency, solar access, energy efficiency, and
indoor environment quality for dwellings (through clause 54 which applies to dwelling
on lot less than 300sqm, and clause 55 which applies to the development of more
than one dwelling). Clause 55.07 also applies to apartments of less than 5 storeys and
address energy efficiency amongst other items.

o Better Apartments Design Standards and the Apartment Design Guidelines for
Victoria 2017 for apartments, which also promotes ESD performance for such
development (applies to apartments in commercial/activity centre zone, or to
apartments of 5 or more storeys in residential zones).

In effect, the ESD policy supports good urban and building designs particularly by ensuring internal
amenity and the environmental footprint of a development is positive.

Assessment

Overall, the existence of the ESD policy in its current form helps achieving its overarching objective in
support to State Planning Policies (as set in the Planning Policy Framework) for Sustainable
Development (Clause 15.02), Transport (Clause 18), Infrastructure (Clause 19).

It is noted that trends in electrification and alternative mode of transport should be better reflected
and highlighted in the transport strategy and objective of these policies to support a better outcome
and focus of this important issue.

Car dependency and mobility are identified as key issues for the municipality. It is mentioned at
Clauses 21.01-2, 21.02, 21.05-5, 21.08, 21.09 of the Municipal Strategic Statement for the
municipality. It is also reflected in the strategic directions of Knox Community and Council Plan 2017-
2021 forming the vision of a future Knox and being a reference document to the planning scheme. The
Draft Boronia Renewal Strategy further identified the expanse of the issue for Boronia proper by
identifying a suburb with high level of car ownership and pedestrian mobility issues, particularly across
neighbourhood.

For example, the objectives of the ESD policies in relation to transport aim (Clause 22.04-2):
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- To facilitate built environment that is designed to promote the use of walking, cycling, and
public transport in that order;

- To minimise car dependency;

- To support the use of low emissions vehicle technologies and supporting infrastructure.

However the policy fails to bring more focus on the following points to further guide decision makers,
designers and developers on the importance of the transport aspect:

- Objective 8 of Clause 21.05-5 should further highlight the support of development designed:

o To promote the use of walking and cycling,

= By ensuring permeable walkability for all proposed units throughout the site,
especially in cases of transversal lot, including common property walkway
with effect to prioritise the shortest route for pedestrian towards nearby
services and facilities.

= By ensuring default space for bicycle facilities to each dwellings/premises are
integrated in the development, as well as shown on plans, to provide the
option to future residents to consider sustainable transport alternative
marketed as part of the design. This is a low cost rendition that can be
requested beyond the requirement of Clause 52.34 and strongly
encouraged/required on development that do trigger 52.34 and where the
location is appropriate.

o To ensure apartments, and large residential development, particularly when
comprising common property parking, are design to integrate electric vehicle charging
point or designed to allow an easy retrofitting of such facility.

- The policy basis of 22.04-1 should highlight the need for resilience via the above items, and
the Transport policy at Clause 22.04-2 should at least reflect the ability for apartment
development to retrofit electric charging station.

- It may be valuable to also integrate the above point in the decision guidelines of Clause22.04-
5.

- The decision guidelines should also reflect the need for all development plan to be consistent
with ESD plan, performance, and standards so as to avoid legal discrepancies.

Furthermore, Integrated Water Management (stormwater management and water sensitive urban
design) currently relies on the MSS at Clause 21.05-5 Objective 8 Strategy 8.1, as well as, relevant
Integrated Water and Stormwater Management objectives and standards for apartments, set out it
clauses 55.07-5 and 58.03-8 (standards B39 and D13 respectively) [Better Apartment Design
Guidelines (BADS) provisions]. Additionally, Council’s ESD Policy objectives, detailed under clause
22.04-2 pertaining to ‘Water resources’ and ‘Stormwater management’, draw reference to such
considerations. Furthermore, VC154, gazetted in October 2018, included a predominant focus on
Integrated Water Management and its applicability for a range of development types coordinated as
a State level implementation, supporting the translation of local policy water sensitive urban design
(WsSUD) frameworks, where applicable [refer to subsequent section regarding PPF translation of MSS].

In the current Council practice application requirement and statutory process rely on this clause for
the assessment of applications and the requiring that applicants address providing an Integrated
Water Management (IWM) solution for their proposed development. This should encompass
addressing a proposed development’s potable water demand, ensuring water efficiency, inclusion of
rainwater tanks and associated reliability and management of overflow of such system(s), ensuring
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stormwater quality in line with the Urban Stormwater Best Practice Environmental Management
Guidelines (BPEMG) 1999 (CSIRO) and controlling peak discharge and flow through on-site detention.
There is a risk that the PPF translation could undermine this and more clear application requirement
or decision guidelines may be a solution within schedules to the zone or DDO.

The ESD policy of Clause 22.04 is currently due to expire in June 2019. The policy should be retained
and extended. However, the policy is also being rewritten (as well as the MSS) in the Smart Planning -
Planning Policy Framework (PPF) translation converting MSS and LPPF altogether with State Policy in
one single unified policy framework.

Smart Planning — Planning Policy Framework Translation

The PPF translation process will likely result in a diluted policy by reducing content primarily to
‘objectives’ and ‘guidelines’ only. This will effectively remove application requirements and process
making the policy more of a guidance and recommendation than mandatory.

The policy may become more of reference for good practices but the absence of clear requirement
may undermine clarity for developers and professionals designing or assessing proposals. At this stage,
it is unclear how much weight in the decision-making will be given to ESD performance, whether
planning professionals will incorporate them as standard practice, or if the matter will require to be
ultimately clarified by the Tribunal. Since the translation process has not finalised and the
interpretation of new PPF is not daily practice, it is difficult to affirm how the market will react and
how comfortable Council officers will be with the new policies.

Boronia
In the commercial zones:

- ESDrequirements will apply to apartments of more than 5 storeys via Clause 58, and less than
5 storeys via Clause 55.07, as well as the existing ESD policy of Clause 22.04.

- Other form of development are covered by the existing ESD policy of Clause 22.04 when
applicable.

In residential zones:

- ESDrequirements will apply to apartments of 5 or more storeys via Clause 58 and the existing
ESD policy of Clause 22.04.

- Apartments of less than 5 storeys are covered by Rescode Clause 55.07.

- Other form of development are covered by the existing ESD policy of Clause 22.04 when
applicable and the schedule to the zone in the RGZ and GRZ. It is noted that the RGZ2 and
GRZ4 in Boronia have the requirement for a sustainable development assessment as part of
an application. The Mixed Use Zone however, does not.

- Other form of development within the MUZ are covered by the existing ESD policy of Clause
22.04 when applicable.

Note that the PPF translation will likely remove the application requirement of Clause 22.04 and
therefore those mentioned above will no longer apply, leaving only the schedule to the zone or
Rescode as trigger.

Recommendations:
- Retain ESD policy at Clause 22.04 and lobby the State Government for a removal of the
expiry date or an extension to the expiry date, or explore impact the PPF translation will
effectively have.
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- Identify that a review of Clause 21.05-5 should be undertaken to consider strengthening the
strategy of Objective 8 with regard to ‘transport’ as mentioned above in the report, but also
to review the discrepancy caused by Strategy 8.1 with regard to the requirement of the zones
and Clause 22.04 [Potentially addressed via the PPF translation process].

- Include objectives strategies within the Boronia Renewal Strategy and Structure Plan that
supports and strongly encourage the implementation of ESD performance standard as noted
in the current Clause 22.04 and demonstrated at time of application, but also, as applicable:

o Incorporate pre-connection steps for future retrofitting to future electrification of
transport (charging station) to common property parking, if not already provided;

o Considers car sharing options whether within the subject land or nearby public
realm, especially in any potential cases of car parking waivers.

o Ensure bicycle facilities spaces are provided to each dwellings, or the option for
future residents to easily incorporate or use bicycle facilities is built-in.

o Ensure that pedestrian connectivity is integral to development throughout a site for
all proposed units.

o Require that recycling be integrated to waste management during construction
stage via appropriate construction management plan.

o Push for green waste management being incorporated to development, including
composting and management of landscaping waste throughout the life of the
building.

- Retain ESD application requirements (SDA, SMP, and Green Travel Plan) within the
Schedules to the RGZ and GRZ.

- Explore integrating Water = Management requirements [integrated water
management/WSUD] into the schedule to the controls and Structure Plan [decision
guidelines or application requirement to be demonstrated] to ensure new building are
performing well and do not exacerbate potential flooding issues.

- Integrate further ESD application requirements to the schedule to the Mixed Use Zone.

- Integrate ESD application requirements, which reflects type of assessment specified at
Clause 22.04 (SDA, SMP, and Green Travel Plan) as relevant to the schedule of the RGZ and
GRZ.

- Integrate ESD application requirements, which reflects type of assessment specific at Clause
22.04 to the DDO to cover other form of development within the Commercial 1 Zone.

Solar energy

The provisions of renewable solar energy technology to buildings, whether for electricity or hot water
heater, is a component of sustainable design in support of efficient and resilient energy usage. Such
renewable energy helps improve the overall energy performance of buildings while reducing load on
electricity grid. It also strengthens household resilience in term of energy consumption, helps in
reducing impact of greenhouse gas emissions while providing economic benefit in the long term.

The State Planning Provisions ascertain this benefit via Clause 15.02-1S which seeks to encourage
development that is energy and resource efficient and minimises greenhouse gas emissions.
Renewable energy also forms a component of Council’s Environmental Sustainable Development
policy at Clause 22.04 supported through energy performance of a development besides passive
design.
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In addition to this, the Victorian Government currently provides financial support to households via
the Solar Homes Package for the installation of Solar Panels (Solar PV system) or replacement of hot
water systems with solar hot water?.

Amendment VC149 was introduced in October 2018 to further provide guidance and protection
against impact of development on existing residential rooftop solar system, particularly with regard
to overshadowing.

The introduction of VC149 helped strengthen the government’s approach to promote solar energy by
ensuring the effort of installing solar panels is not undermined by adjacent development. The
amendment has introduced new decision guideline to the Mixed Used Zone, Residential Growth Zone,
General Residential Zone, Activity Centre Zone, and Commercial 1 Zone as well as other residential
zones considering:

- The impact of overshadowing on existing rooftop solar energy facilities on dwellings on
adjoining lots in a GRZ, MUZ, NRZ, RGZ, or TZ.

Such decision guideline has the benefit to protect existing investment in solar energy and the objective
of encouraging renewable energy with further guidance on the matter provided to developers,
professionals, and landowners through Planning Practice Note 88 (PPN88) and the home owners guide
to managing overshadowing risk when installing a rooftop solar system.3°

It is noted that the impact of VC149 is the effect it may have on the capacity to develop with height
on certain instances due to the resulting overshadowing impact.

Boronia

There has been approximately 1209 solar panels installations within the suburb of Boronia3! between
2008 and 2018. This represents approximately a ratio affecting up to 12.5% of dwellings within Boronia
that have solar panels. It is noted that this ratio is indicative as the number of solar panels installations
does not exclude commercial or industrial properties and the solar water heater is not included. It is
assumed however that such ratio can only grow with time.

It is noted that solar water heater forms now the standard for six stars residential construction
required to meet Building Regulation eco-energy requirements. As such, it is likely that solar hot water
system will be widely installed as standards in the development or new residential homes.

Avisual assessment, based on aerial identification of solar panels for the vicinity of the Boronia Activity
Centre showed that solar panels are spread across most of the area but with a particular concentration
to:

- Dwellings part of the Warbler/Lyrebird Estate
- Dwellings south of Stonehaven
- New dwellings built in the South-Western part of Boronia Activity Centre.

2 https://www.solar.vic.gov.au/
30, https://www.planning.vic.gov.au/policy-and-strategy/reducing-overshadowing-on-rooftop-solar-panels
31 Australian PV Institute PV installations by postcode http://pv-map.apvi.org.au/postcode
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Developable properties located to the south, east, or west of a property with solar panels could find themselves negatively
impacted with regard to potential height. [refer to map 32 in Appendix 2]

Recommendations:
e Consider the location and concentration of rooftop solar panels on residential properties
may have while reviewing height controls for Boronia.

Urban heat island effect

The urban heat island effect (UHIE) refers to the way built up areas trap heat. It results from a lot of
activity in the one area and from the dense, dark and solid surfaces in urban environments which
absorb heat compared to more vegetated or rural areas where canopy covers helps in cooling
temperature. The majority of the heat will result from the sun heating up built areas such as roads,
footpaths, paved areas, buildings during the day. It is acknowledged however that other activities may
also result in heat production to a lesser extent such as the heat producing structures and plants,
internal combustion engines (vehicles), and human activities.

The heat trapped then gets released or deflected, particularly at night, resulting in significant warmer
temperature or expanding the hot period throughout the night.

This change in local temperature can have various impacts depending of its scale, extent and local
environment. This extends to:

- Secondary effects on local meteorology: temperature difference, alteration of local wind
patterns, changes to humidex and evaporation, impact on precipitations.

- Impact on biodiversity: alterations to species range of habitat, removal of native
species/increase in exotic species, alterations of behaviour or reproductive patterns, death of
species.

- Increased energy consumption: extended usage of air conditioning systems through the night,
water consumption for watering.

- Impact on air quality: dust particles, retention of pollutants at ground level.

- Health effect, whether or not related to the above: heat exhaustion, respiratory issues.

Boronia

While there is currently no thermal imagery data available for Boronia, the overall concept,
understanding, and implications of UHIE are known and relatively universal. The potential solutions
are also well documented.
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With Boronia being an urban area, there is not denial that UHIE impacts the area to a certain degree.
The expanse of car parking, road pavement, concrete surface and footpath, as well as built form, and
to some degree new buildings darker roof will be attracting and retaining heat.

Screenshot of Boronia: Expanse of car parking spaces and width of Boronia Road are easily noticeable on the centre of the
image, new dwellings with darker roof are also noted on the lower left corner.

The proximity to rural area (i.e. Dandenong Ranges National Park) may have a positive effect on
attenuating the impact the urban area.

Current strategies, such as the Bush Boulevard (Clause 21.05-3 of the Scheme) which aims to increase
canopy covers along certain major arterial as well as protection of vegetation and landscaping
requirements (Rescode, VPO, Clause 21.03), are likely resulting in positive impact by increasing shade
or reducing expanse of clear-to-sky pavement. As such, these strategies and controls should be
retained or enhanced. The inclusion of other solutions should be explore through planning controls
that increases landscaping (and a reduced site coverage on private land), the inclusion of water
sensitive urban design, or design objectives that seek to alleviate the use of dark roof colours, or
actions seeking to increase canopy cover of the public realm.

Recommendations:

e Investigate the impact of UHIE in Boronia further by completing a thermal and canopy cover
assessment of Boronia to better understand the extent of the issue at this location, highlight
problematic areas, provide recommendations, and seek to implement such
recommendations.

e Lobby Council to consider adopting an Action Plan regarding UHIE which would be inspired
from current practices (e.g. Moreland CC Urban Heat Island Effect Action Plan).

e Retain current provisions of the Scheme that positively impact on urban heat and explore
the inclusion of further controls or strategies to ensure the issue does not intensify (e.g.
incorporate requirement regarding external roof cladding colours that are of lighter
material with a control on maximum and minimum solar absorption — This should not be to
the detriment of glares affecting residences located in the Foothills).
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Planning Framework

Introduction
The current Boronia Major Activity Centre as delimited by the 2006 Boronia Structure Plan
boundary, comprises an area of approximately 129ha is affected by a number of zones:

— Commercial 1 Zone (C1Z) — approximately 20.5ha;

— Mixed Use Zone (MUZ) — approximately 2.2ha;

— Residential Growth Zone — Schedule 2 (RGZ2) — approximately 0.6ha, and;

— General Residential Zone Schedule 4 (GRZ4) — approximately 67ha.

The centre also contains allotments in the:
— Public Park and Recreation Zone (PPRZ) — 17ha;
— Public Use Zones for education (PUZ2 — Education), (PUZ4- Public Transport) and (PUZ6 -
Local Government) — 14 ha ; and;
— Road Zone Category 1 (RDZ1 — Dorset Road, Boronia Road) and Category 2 (RDZ2 — Albert
Avenue).

Zoning map - Boronia

The entire activity centre is comprises a specific Design and Development Schedule 7 (DDO7), and
has a local planning policy (Boronia Major Activity Centre) at Clause 21.10-3 of the Knox Planning
Scheme.

Other overlays that apply, in part, to the centre include the Environmental Significance Overlay
(ESO2), Vegetation Protection Overlay (VPO1, VPO2, VP03, and VP0O4), Public Acquisition Overlay
(PAQ), and the Significant Landscape Overlay (SLO3). The Dandenong Foothills Local Policy of Clause
21.10-1 of the Scheme also applies to the periphery of the site (particularly along Elsie Street and
Bambury Street).

Since the adoption of the structure plan and its introduction in to the Knox Planning Scheme, a
number of new planning zones and controls have been introduced which may provide better
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planning outcomes for the centre, including the Activity Centre Zone (ACZ) and the Commercial 3
Zone (C3Z). Given the significant land use policy directions proposed as part of the 2019 Boronia
Renewal Strategy, some investigation in to the application of the zones, along with the use of the
MUZ and RGZ on specific sites is be required.

This section reviews the appropriateness of each zone, including the extent of current controls and
provisions as available through the Victorian Planning Provisions ‘toolbox’ for potential application
on the land use planning framework. It also reviews the overlays controls particularly as they
currently affect Boronia and its surrounding. It provides a particular emphasis on height controls and
the implications

This paper also builds on previous work done with regard to Boronia, namely:
e Draft Land Use & Planning Background Report (2017) — Knox City Futures
e Planning advice to assist delivery of the Boronia Renewal Project Strategy (2018) - Glossop

Zoning Analysis

There are a number of options to address zoning within activity centres, including a combination of
the ‘standard’ suite of residential and commercial zones and overlay controls (particularly Design
and Development (DDO) and Development Plan Overlays (DPO), or the Activity Centre Zone (ACZ).

The Boronia Major Activity Centre is currently subject to the Commercial 1 Zone (C1Z), Mixed Use
Zone (MUZ), General Residential Zone Schedule 4 (GRZ4) and the Residential Growth Zone —
Schedule 2 (RGZ2).

A desktop review of these controls indicates that they are still generally effective in achieving the
objectives of the structure plan and local planning policy with the support of a Design and
Development Overlay (DDO). However, discussions with the DELWP has demonstrated that the use
of the Activity Centre Zone is the preferred approach in accordance with the relevant practices
notes. The following approach has therefore considered first, the application of standard planning
zones (commercial, mixed, residential) which forms the basis for each precincts. A proposed Activity
Centre Zone will therefore seek to translate this underlying provision into a new ACZ schedule.

Activity Centre Zone (ACZ)

The preferred State Government approach as articulated through Planning Practice Note 56 (PPN56
the Activity Centre Zone) is to apply the ACZ to the entire activity centre. The ACZ allows for a
precinct based approach to the application of land use provisions and built form controls affecting
design (height, setbacks, materials, access, landscaping etc.) in the form of a ‘one-stop shop’,
however these controls should not conflict with the standard controls in the current commercial and
residential zone suite.

Use of land Developed by Council to determine what uses will be as-of-right,
require a permit, or prohibited. It can also comprises conditions
associated with the proposed use

Development Default — permit required for buildings and works unless
specifically exempted in the schedule.

Clause 62.02 continue to apply

Signage Default — Category 1 unless specified otherwise in the schedule
Notice and Review rights Default — exempted unless specified otherwise in the schedule
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VicSmart implications for ACZ [refer to Appendix 3]

conditions being met, this means
- Small boundary realignment
- Subdivision of existing buildings

Subdivision - VicSmart criteria applies to some subdivision of land pursuant to the required

- Subdivision of construction site up to 2 lots
Buildings and works under the zone — VicSmart criteria applies to the development of land up to
$500,000 pursuant to the following conditions being met:

- The building/works is not within 30m of a residential zoned land (not a road)

- Itis not associated with a uses with adverse amenity potential as stated in Clause 53.10.
The VicSmart threshold for the ACZ is the same as for the Commercial Zones and commentaries of
the implications of VicSmart are available in Appendix 3.

Activity Centre Zone

Pros

Cons

Ability to specify outcomes tailored to the
centre and drafted by precinct

Complexity in design and time required for the
preparation and review.

Ability to develop specific controls and direct
specific uses within or away from particular
precinct (precinct based approach)

Complexity in interpretation and understanding
(particularly by the community).

May contradict market driven trends and
undermining precinct based aspirations.

Ability to merge design outcome and land use
under one schedule.

Risk of errors in drafting.

Ability to link to a framework plan with defined
statement of objectives to be achieved.

May result in a series of control hardly
dissimilar to the standard series of zones.

Ability to schedule out other clauses of the
Scheme (37.08-11)

Scheduled flexibility of ‘standard’ zones
altogether with other policies and controls also
allow to achieve defined outcomes.

Flexibility in controls and permit triggers for
uses (37.08-2), buildings and works (37.08-5),
and signage (37.08-10)

Requires defined knowledge and vision of
outcome sought as a way to sway the market.

Ability to develop design controls as mandatory
or discretionary (37.08-6), may be able to
include garden area requirements threshold.

No default garden area requirements

Will not apply to PUZ, and therefore not
address VicTrack land potential redevelopment.

- Notice and review rights are exempt by default and can be varied by a schedule (37.08-8)

The purpose of the ACZ can be referred to in Attachment 2.

Since the advent of the ACZ, significant changes have been made to commercial and residential
zones which provides greater flexibility in these zones, including the ability to specify height limits in

the residential zones.

The Boronia Activity Centre is characterised by a defined commercial core with residential

surrounding. The commercial core has not exhibited trends that would necessarily require a list of
specific usage controls different than what the standard zones allow in potential contradiction to the
market.
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- The medical precinct located along Boronia Road is a concentration of use that happened as
primarily market-driven, and is unaffected by the standard zones.

- The Draft Boronia Renewal Strategy contains a key direction aspiring to ‘create an active
nightlife’. However, this aspiration is not currently based on an identified location. As such,
there is currently no area identified by Council or the Community that would merit the
attention of specific controls to sway the market via the use of an ACZ.

Despite Council’s position on the application of the Activity Centre Zone favouring the standard suite
of zones, DEWLP encouraged the use of the Activity Centre Zone (ACZ) as the preferred tool for the
Boronia Major Activity Centre.

The ‘DRAFT planning advice to assist delivery of the Boronia Renewal Project Strategy (2018)’
prepared by Glossop also provided an analysis of the ACZ with recommendations at pages 20-21.
The overall recommendation also concluded that the ACZ was not the appropriate zone for Boronia.

Given the relative unsuitability of the ACZ for the Boronia Activity Centre, an assessment of the
capacity to retain the current commercial and residential zone suite is preferable.

Recommendation:
- The use of the Activity Centre Zone may be premature at this stage for Boronia Activity
Centre and the standard suite of zoning may be preferable from a Council’s perspective.
- Regardless, explore the application of the ACZ based on underlying precincts reflecting the
standard provisions (Commercial 1 Zone, Mixed Use Zone, Residential Growth Zone and
General Residential Zone.

Commercial Zone Suite
The Boronia Activity Centre contains approx. 20.5ha of Commercial 1 Zone (C1Z) land within the
commercial core along Dorset and Boronia Roads.

Commercial 1 Zone (C12)

The purpose of this zone is to create vibrant mixed use commercial, business, office, entertainment,
and community use while still allowing complementary residential uses. It represents primarily uses
and development found within main street and centre of town comprising a variety of retails and
office uses. Boronia’s commercial core is currently zoned C1Z, similarly is Knoxfield Shopping Centre
in Wantirna South, or the CBD area of the majority of Victorian town (e.g. Warragul, Mornington,
Ballarat, Healesville).

Use of land Default — Refer to Attachment XX

Development Default — permit required for buildings and works
Clause 62.02 applies

Signage Default — Category 1

Notice and Review rights Default — subdivision and buildings and works exempted pursuant
to conditions

VicSmart Subdivision - VicSmart criteria applies to some subdivision of land

pursuant to required conditions being met.
Buildings and works under the zone — VicSmart criteria applies to
the development of land up to $500,000 pursuant to the conditions
being met:
- The building/works is not within 30m of a residential zoned
land (not a road).
- Not a brothel or sex shop.
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- ltis not associated with a uses with adverse amenity
potential as stated in Clause 53.10.
Commentaries of the implications of VicSmart are available in
Attachment 1.

Commercial 1 Zone

Pros Cons

Standard Suite requiring no changes, applied as | Inability to adjust controls

default

Generally well understood by the community Schedule cannot be modified in Metropolitan
Melbourne

Restricts dwellings at ground level

The purpose and decision guidelines of the C1Z can be referred to in Attachment 2.

The zone cannot be altered and the schedule to the zone only allows for setting up maximum
leasable floor area for office and shop. The impact of this is unclear as it would aim solely to ensure
offices and shops retain small tenancies as as-of-right, and large floor area would be subject to a
permit. However as per requirement of DELWP, the schedule cannot be modified within
Metropolitan Melbourne.

The ‘DRAFT planning advice to assist delivery of the Boronia Renewal Project Strategy (2018)’
prepared by Glossop also provided comments regarding the C1Z at pages 22 that reflected the
above.

Overall, this zone continues to efficiently address the retail and commercial needs for the centre and
particularly when compared to the ACZ. Therefore it is considered there is no need to further review
this zone in term of its primary intent regarding use and development.

Commercial 2 Zone (C22)

The purpose of this zone relates principally to supporting office spaces, light industries or bulk
retails. It represents primarily uses and development found at the fringe of urban areas along
arterial roads comprising large tenancy bulk retail type (e.g. home-making centre), factory outlets; or
found within smaller industrial estates (e.g. warehouses) and office park with bigger amenity
protection due to the proximity to residential or environmental features. An example of Commercial
2 Zone is Caribbean Gardens Office/Industrial Park in Scoresby.

The C2Z resulted from changes to Victorian Planning Provisions created the zone by replacing the
Business 3 and 4 Zone in 2013.

From a commercial point of view, this zone slightly restricts retail (by making some types as section-
2 uses) while allowing more warehouse and industrial activities as of right. On the other, the C2Z
prohibits most form of accommodation.

The C2Z is inadequate for Boronia Activity Centre as it does not meet the intent of the 2006 Boronia
Structure Plan to create a vibrant mixed use — all functionality commercial centre, and consequently
should not be considered.

It is further noted that previous C2Z area along Erica Avenue was removed via Amendment C145 in
2016 with the Planning Panels commenting “intent of the Structure Plan is that Erica Avenue is to
play a greater role within the pedestrian function of the wider Boronia Activity Centre with an
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emphasis on improving the built form and providing more active uses at the street frontage with
offices or residential development on the upper floors.”

Commercial 3 Zone (C32)
Another zoning option that could be considered is the recently introduced Commercial 3 Zone. This
zone includes the following purposes:
e To provide for a range of industrial, commercial, office and other employment generating uses which
support the mixed-use employment function of the area.
e To promote collaborative and high-quality working environments which support the area through
good urban design and high-amenity, accessible and well-connected places.

The zone represents primarily uses and development focus on light industry and employment of a
more emerging, technological, artisans, or artists’ style work studios that may or may not be found
amongst other type of uses. It allows for a residential component (i.e. dwellings as Section-2 use
with limited gross floor area) particularly when nexus to the employment uses is demonstrated. The
zone fills the gap between the Mixed Use Zone (residential oriented) and the other commercial
zones, particularly the Commercial 2 Zone (industry oriented).

However, the zone strongly discourages most accommodation and retail uses and therefore would
be inappropriate for the Boronia Activity Centre. There is currently also no particular history or
typology of development or usage that would justify the use of the C3Z to achieve an outcome that
cannot be achieved via the C1Z or MUZ in Boronia.

Recommendations:
- The C2Z and C3Z are inadequate for Boronia’s commercial core and therefore should not be
considered.
- The C1Z currently achieves the outcome sought and should be retained as the underlying
provision within Boronia’s commercial core.

Residential Zone Suite

The current Boronia renewal strategy places a strong emphasis on increasing residential density and
design quality within the activity centre.

In order to address this a review of the provisions of the current suite of residential zones and
associated schedules in the Knox Planning Scheme is required.

Mixed Use Zone (MUZ)
The MUZ is a type of residential use which has the particularity of allowing greater ‘melting pot’ of
uses as reflected in the purpose of the zone:
e To provide for a range of residential, commercial, industrial and other uses which complements the
mixed-use function of the locality.
e To provide for housing at higher densities.

The MUZ provides a good transition (e.g. buffer) between commercial zones (or industrial zones)
and purely residential zone. There are currently pockets of MUZ in Boronia that are located at the
fringe of the C1Z.

Previous commentary in the Draft Land Use & Planning Background Report (2017) identified that
there may be some opportunities to apply the Mixed Use Zone to some strategic sites where more
intensive development could be supported, such as the Boronia Mall (to facilitate future bulky goods
and other development) and along Dorset Road / railway line / Maryville Road (South of Boronia Rd).
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The MUZ is considered more appropriate as an intermediary buffer between residential and
commercial zone as it can gradually soften the type of use that may be found or operate within it. It
is acknowledged that by being essentially a residential zone, the MUZ will primarily result in
residential function allowing variety of uses rather than a commercial function allowing residential
uses.

The MUZ is currently used in small pockets around Boronia, abutting the Commercial 1 Zone and
covering about 2.2ha in area. The MUZ is not scheduled separately and therefore the current
schedule to the MUZ applies to the whole of Knox.

Contrary to previous comments made in the Draft Land Use & Planning Background Report (2017),
the rezoning of Boronia Mall to MUZ wouldn’t be considered as a facilitating a bulky goods or other
development of this site. There is no reasons such outcome could not be achieved via the C1Z. It is
determined as inadequate to consider a rezoning of C1Z that forms part of the core commercial
activity (e.g. Boronia Mall), unless that land is located on the fringe and upon adequate evaluation of
the current trend and transition with its surrounding use.

In terms of dwellings and other development, the zone primarily offers a development controls
function for multi-dwellings proposal with the schedule to the zone allowing:
- Design objectives
- Variation of some Rescode standard requirements (minimum street setback, site coverage,
permeability, landscaping, side and rear setbacks, walls on boundaries, private open space,
front fence)
- Maximum building height
- Exemptions from public notice and VCAT review
- Specific application requirements
- Additional decision guidelines
- Sign category requirement.

Development would be subject to the Rescode standards and objectives assessment. The zone (if
scheduled) also propose height requirements [refer to Section 4 regarding height].

Mixed Use Zone
Pros Cons
Transitional Zone allowing a variety of uses May result in primarily residential amenity and
migrating from commercial to residential residential development/use
Schedule can allows for public notice and Policy guidance required to ensure inadequate
review rights exemption Land use for Boronia are not appearing within
MUz
Good variety of land use allowed particularly
via permit
Schedule allows Rescode variations, design No garden area requirements

objectives, maximum building height, decision
guidelines and specific application
requirements

The purpose and decision guidelines of the MUZ can be referred to in Attachment 2.
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The ‘DRAFT planning advice to assist delivery of the Boronia Renewal Project Strategy (2018)’
prepared by Glossop also provided a brief analysis of the MUZ with recommendations at pages 22-
23. The recommendation particularly noted that the schedule is blank and that Council should take
full advantage of the ability to tailer the schedule of the MUZ.

There is also advantage to review the land that are currently zoned MUZ so as to their relevance and
whether it should be extended to other allotments. One noted discrepancy involves land at 198 to
200 Dorset Road which are set as follow:

198 Dorset Road (RSL) Ciz
198B Dorset Road (Residential Apartment) MUz
200A to 200D Dorset Road (Retail, Sex Shop, and Food and drink premises) MuUZ
200 Dorset Road (Convenience store) Ciz

The MUZ actively cut two pockets of C1Z in two resulting in a planning oddity. It also resulted in
making the Sex Shop at 200B-C Dorset Road as a prohibited use subject to existing use rights. This
could be rectified by effectively making a more logical zone transition (Commercial —> Mixed ->
Residential) and also considering the existing typology and use of the land.

Recommendations:

- Utilise the schedule to the MUZ to provide further guidance and appropriateness in
controls by creating a Boronia Schedule, and more precisely by applying the underlying
intent of the MUZ to transition part abutting the core area and located along arterial
road..

- Evaluate expansion of area to be zoned MUZ at the fringe of the core area as relevant:

o 181-183 Boronia Road and 275-283 Dorset Road

o Area of 9 Rangeview Road (if supported by Boronia Renewal Strategy and
relevant for the development of a neighbourhood service area based on the
existing café)

o 1 Hastings Avenue (Telstra facility)

o Floriston Street pending conclusion of the Retail demand assessment and Land for
business strategy

o Other neighbourhood service area around the fringe of the activity centre
boundary.

- Rectify the situation at 198-200 Dorset Road by making 200A-D and 200 within the C1Z
and 198-198B within the MUZ. This may be considered for 194-196 Dorset Road.

Residential Zones (GRZ and RGZ)

The Knox Planning Scheme currently contains the three residential zones as prescribed in the
Victorian Planning Provisions (VPP’s). These zones and their associated schedules have been in turn
applied to the Boronia Activity Centre as follows:

— Residential Growth Zone — Schedule 2 (RGZ2) — approximately 0.6ha, and;
— General Residential Zone - Schedule 4 (GRZ4) — approximately 67ha.

Other residential zones are also found outside the activity centre boundary:
— Neighbourhood Residential Zone- Schedule 1 (NRZ1) —immediately to the east and south of
the activity centre boundary.
— General Residential Zone — Schedule 2 and 5 (GRZ2 and GRZ5) —immediately to the north,
south, and west of the activity centre boundary.
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The Neighbourhood Residential Zone is not considered adequate for the Activity Centre due to its
low density purpose and therefore will not be assessed as part of this report.

These zones and the residential controls for the Boronia Activity Centre have undergone significant
change since the adoption of the 2006 Boronia Structure Plan.

Evolution of the General Residential Zone:

The General Residential Zone came to final effect in Victoria through VC116 on 1 July 2014 and
mostly replaced the Residential 1 Zone in Boronia. Prior to VC116, the R1Z did not comprise
maximum building height requirements and simply referred to the Standards of Rescode. At the
time of its introduction, the GRZ did not comprise a maximum building height requirement and
therefore also referred to the Standards of Rescode.

The GRZ4 was introduced to the residential parts of Boronia via C131 on 17 March 2016 but did not
change the height requirements as previously in effect. VC110 introduced on 27 March 2017 applied
new maximum height and number of storey, which currently applies to the centre.

The GRZ primary purpose is to encourage a diversity of housing that respects the character of the
area. The GRZ is the default residential land intended for dwellings with limited other uses.

In terms of dwellings, the zone primarily offers a development controls function for multi-dwellings
proposal with the schedule to the zone allowing:
- Neighbourhood character objectives
- Extending the permit requirement for single dwelling up to 500sgm lot
- Variation of some Rescode standard requirements (minimum street setback, site coverage,
permeability, landscaping, side and rear setbacks, walls on boundaries, private open space,
front fence)
- Maximum building height
- Specific application requirements
- Additional decision guidelines
- Exempt garden area requirement

Development would be subject to the Rescode standards and objectives assessment, but also must
meet garden area requirements. The zone (and its schedule) also propose height requirements [refer
to Section 4 regarding height].

The purpose and decision guidelines of the GRZ can be referred to in Attachment 2.

The ‘DRAFT planning advice to assist delivery of the Boronia Renewal Project Strategy (2018)’
prepared by Glossop also provided a brief analysis of the GRZ with recommendations at pages 24-26.
The recommendations includes to exempt garden area requirement, and to make full use of the

schedule to the zone before exploring outcomes via other controls.

Garden Area Requirement

Garden area is a relatively new mandatory requirement applied to the General Residential Zone and
the Neighbourhood Residential Zone, which came to effect with VC110 on 27 March 2017. The
provision details minimum garden area requirement as a percentage of a lot that must be set aside
as open garden space. This means proposals lodged after the effect of the garden area provision
must demonstrate greater ground coverage retained as garden area (resulting in smaller footprint),
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a feature that did not apply to earlier development and any application that was lodged prior to
VC110.

The garden area provision includes exemptions including the ability to exempt garden area
requirement via the schedule to the zone, but also on “lot designated as a medium housing site in
[...] an approved equivalent strategic plan [e.g. equivalent to a precinct structure plan on Greenfield
sites]”.

While there is no definition of what an ‘approved equivalent strategic plan’ is, the Planning Practice
Note PPN84 — Applying the minimum garden area requirement — provides limited clarity by
explaining this section applies to precinct structure plans on greenfield sites and to older strategic
documents that are recognised as the equivalent to a precinct structure plan. A conversation with
DELWP confirmed that it is intended that structure plan would be considered as an equivalent that
automatically exempts garden area if areas of that plan are identified as ‘medium housing site’.

“medium housing site” is however not defined and it is unclear what may be considered as a
medium housing site. It is estimated that Local Living and Activity Area of Knox housing policy would
be considered as favouring medium housing site and therefore garden area would not apply to these
areas. It may also simply means that area needs to be explicitly identified as such on the structure
plan.

As it is noted that garden area requirements can be exempted via a schedule to the zone, but cannot
be modified (increased or decreased) as referred in the Planning Practice Note PPN84.

General Residential Zone

Pros Cons
Possibility to exempt entirely garden area No possibility to vary (increase/decrease) the
requirements. garden area requirements

Cannot address design issues such as:
- Colours and materials,
- View lines
- Public Realm Improvement

While the garden area requirements can be scheduled out (to the benefit of wide site coverage), this
would be to the detriment of space kept for landscaping and open space at ground level. While the
schedule can impose different Rescode requirement (e.g. landscape, and POS), the ability to
discretionary vary these requirements remain and would be unlikely to effect changes in design and
developers attitude.

Furthermore, the Draft Boronia Renewal Strategy comprises key directions that are aimed at
retained a green character (“Boronia is a green place with spaces to play”, “Boronia has quality living
environment”) and the retention of the garden area requirement will be a tool required to ensure

design proposals achieves this in a non-tokenistic way.

Consequently, the recommendation made in Glossop’s DRAFT planning advice to assist delivery of
the Boronia Renewal Project Strategy (2018) to schedule out the garden area requirement should
not be considered. This is however greatly reliant on a review of height requirements imposed by
the DDO [refer to height assessment in Section 4].
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Evolution of the Residential Growth Zone:

The Residential Growth Zone came to final effect in Victoria through VC116 on 1 July 2014 and was
implemented to parts of Boronia via C131 (RGZ2) on 17 March 2016 that were previously R1Z/GRZ.
The RGZ introduced the height requirement as currently applies on 17 March 2016 (C131).

The RGZ primary purpose is to encourage a diversity of housing in locations with good access to
services and transport and with a scale of development that provides a transition between intensive
areas and other residential land.

It is similar to the GRZ in the sense that it is intended for dwellings with other limited use. It is also
similar to the MUZ in the sense that it can function as an adequate buffer between commercial core
and other residential land but only in term of density of development rather than a variety of usage
as achieved by the MUZ.

In terms of dwellings, the zone primarily offers a development controls function for multi-dwellings
proposal with the schedule to the zone allowing:
- Design objectives
- Variation of some Rescode standard requirements (minimum street setback, site coverage,
permeability, landscaping, side and rear setbacks, walls on boundaries, private open space,
front fence)
- Maximum building height
- Specific application requirements
- Additional decision guidelines

Development would be subject to the Rescode standards and objectives assessment. The zone (and
its schedule) also propose height requirements [refer to Section 4 regarding height].

The purpose and decision guidelines of the RGZ can be referred to in Attachment 2.

It is noted that the RGZ does not comprise garden area requirements.

Residential Growth Zone

Pros Cons
Transitional Zone allowing a high density May have issues at interface with other
residential development residential zone or fringe of activity centre
boundary.

No garden area requirements

The ‘DRAFT planning advice to assist delivery of the Boronia Renewal Project Strategy (2018)’
prepared by Glossop also provided a brief analysis of the RGZ with recommendations at pages 23-24.

Recommendations:
- Retain the garden area requirements for the GRZ, if the residential zone is used, with the
purpose to achieve greater green outcome. And,

o Ensure an objective or strategy clearly stipulate the intent of Council that garden
area applies on GRZ land.

o Consider the use of different schedule of GRZ, including a specific schedule for land
affected by the Dandenong Foothills Policy at the precinct surrounding Chandler
Park.
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- Implement a transitional approach C1Z (core), MUZ (transition)/ RGZ (transition), GRZ
(sensitive residential) within the Activity Centre Boundary through appropriate precinct
boundary,

- Ensure the residential precincts (or GRZ) act as an adequate buffer between NRZ and other
precincts/zones of the activity centre.

- Make full use of the Schedules to the GRZ and RGZ.

- Extend land under RGZ (transition precinct) (e.g. Orchid, Genista, Sundew, Rosella,
William)

o Consider 800m walkability to train station as primary factor for RGZ.

- Consider the General Residential Zone to areas that are beyond 800m walkability to the

train station.

Overlays Analysis

Design and Development Overlay Schedule 7 (DDO7)

Schedule 7 of the DDO was introduced via C62 on 9 September 2012 effected the height
requirement currently applicable by the overlay. A sunset clause was later introduced and renewed
via C133 on 03 December 2015 until December 2019.

Pursuant to a DDO, a planning permit is required for buildings and works unless the schedule
exempts it or for a swimming pool unless a schedule requires a permit for a swimming pool. A
permit is also required for fence if a schedule requires it. It is noted that Clause 62 exemptions
remain applicable. Applications can vary a requirement of the DDO unless the schedule specifically
states that a requirement cannot be varied with a permit.

This overlay also addresses the design and setbacks for new development in the activity centre and
applies to the whole of the area within the Activity Centre boundary.

The ‘DRAFT planning advice to assist delivery of the Boronia Renewal Project Strategy (2018)’
prepared by Glossop also provided a brief analysis of the DDO with recommendations at pages 26-27
which can be referred to. The recommendations include:
- that built form outcome cannot be addressed within the C1Z and consequently the DDO is
an important tool for such zone.
- Subjective terms (such as outstanding architectural design) should be avoided unless clearly
defined.
- The DDO7 already exists and will likely reduce the level of strategic justification required for
a proposed rewritten DDO.

It is noted that preliminary discussion with the Department of Environment, Land, Water, and
Planning has indicated that the application of a DDO on land zoned GRZ would unlikely be supported
and that the schedule to the zone should be used instead for the control of height and other
elements that can be achieved.

In conjunction with the current local planning policy, the schedule could be retained on C1Z, RGZ
and MUZ land and modified to reflect the objectives of the Boronia Renewal Strategy.

Recommendations:
- Retain the fact that a DDO applies in Boronia and completely rewrite DDO7 into a new
DDO that will apply to the C1Z and possibly to the RGZ and MUZ as well
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- Evaluate the possibility to address materials, colours, view lines, site coverage/garden
area/landscaping, public realm improvement via a DDO to the C1Z, MUZ, RGZ.

- Implement the DDO with the above points, setbacks, upper storey recess, signage, height
to the C1Z.

- Eliminate subjective terms, or provide definition to all terms in the rewriting of the DDO.

- Refer materials, colours, design, view lines, and recess [etc] within the GRZ via planning
policies.

- Incorporate application requirements, which includes ESD reports.

Environmental Significance and Significant Landscape Overlays

Environmental Significance Overlay Schedule 2 (ESO2)

Schedule 2 of the ESO applies to part of the Activity Centre, primarily on small pockets of public land
identified as sites of biological significance in Knox. The primary purpose is for the appropriate
management and protection of biodiversity.

A permit is required for buildings and works pursuant to the ESO unless it is specifically exempted.
The intent of the controls is to manage an appropriate balance between the retention of exemplary
native vegetation and space for biodiversity to thrive and development.

The application of the ESO2 relied on the 2010 ‘Sites of Biological Significance in Knox’ which was an

important strategic research undertaken for this purpose. There is no need at this stage to review
this work.

Land affected by ESO2
Environmental Significance Overlay Schedule 3 (ESO3)
Schedule 3 to the ESO applies outside the current activity centre boundary, within part of the
Dandenong Foothills. The area covered by the ESO was identified in the Sites of Biological

Significance in Knox 2010.

Significant Landscape Overlay Schedule 2 (SLO2)
Significant Landscape Overlay Schedule 3 (SLO3)
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Schedules 2 and 3 of the SLO applies to part of the north-east fringe of the Activity Centre, primarily
along Elsie and Bambury Street being places also affected by the Dandenong Foothills policy. The
primary purpose is for the appropriate design and sitting of development within the scenic backdrop
of the footbhills.

A permit is required for buildings and works pursuant to the SLO unless it is specifically exempted.
The intent of the controls is to manage an appropriate balance between the retention of vegetation,
scenic integration of the built form, and assessment of the height impact.

As such it carries a height control of 7.5m in the sense that a permit is not required if the building is
less than 7.5m in height, but discretion applies through the issuance of a permit above 7.5m.

There is also no need to review the application of the SLO onto land that would be removed from
the Activity Centre Boundary as the strategic justification for the SLO2-3 lies in the Dandenong
Foothills policy which remains unchanged in that regard. However, land for which the Dandenong

Foothills Policy would no longer apply should be have the SLO removed, this apply to land within the
activity centre and land to be rezoned along Reve Street.

Land affected by SLO3

Recommendations:
- Retain the ESO as current with no changes.
- Remove the SLO from land included within the Activity Centre Boundary and which are
removed from the Foothills Policy area.

Vegetation Protection Overlay (VPO)

Schedules 1, 2, 3, and 4 of the VPO affects parts of the Boronia Activity Centre and beyond Boronia.
VPO1 — Remnant overstorey vegetation of 5m or more (native only)

The VPOL1 consists primarily of 4 pockets located around the train station and Boronia Village.

These were identified via the 1998 ‘vegetation assessment and protection strategy for Knox’. There
does not seem to have been any review of these controls or accuracy of its mapping.

There is some discrepancy in mapping that may need to be reviewed.
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VPO2 - Significant exotic and non-indigenous native trees (any vegetation - specified only)

These were identified via the 1997 ‘management strategy for riparian/flood plain vegetation’ and
1998 ‘vegetation assessment and protection strategy for Knox’. There does not seem to have been
any review of these controls or accuracy of its mapping.

The overlay triggers a permit for the removal of vegetation listed in the schedule by reference to a
general address (street name and melway reference) and a specific tree (species and number). There
is a complete discrepancy between the planning mapping and the overlay schedule information
identifying the specific tree which makes it impossible to cross-reference as:

- The street address does not match the mapping

- The melway reference comprises error

- The mapping does not necessarily refer to a location on the schedule.
Further to this, the mapping often applies on land with no trees, causing further confusion. Overall
this overlay is impractical and impossible to implement diligently and also discredit the control.

VPO3 — Remnant overstorey vegetation of 8m of more (native only)
VPO4 - Canopy tree protection (native and any vegetation specified)

These two VPO covers wider area primarily east of Dorset Road (and also along Herbert Ave for
VPO3 and Rankins area for VPO4). These controls are more contemporary, however it is noted that
the VPO3 covers the commercial core of Boronia, while there may not be any trees that qualifies for
protection as intended by the VPO.

The VP04 was identified in the Sites of Biological Significance in Knox 2010 and implemented as a
result of this study. It is noted that it complements areas affected by the ESO3.

A mapping review may be relevant to identify trees precisely and map accordingly.

The ‘DRAFT planning advice to assist delivery of the Boronia Renewal Project Strategy (2018)’
prepared by Glossop also provided a brief analysis of the VPO with recommendations at pages 29.
The recommendations are:

- Review the VPO2 to remove redundancy

- Investigate further the VPO1 and VPO3 with a view to remove redundant controls

- Retain the VPO4

It is noted that Clause 21.03 of the Scheme identifies as future strategic works the review of overlays
to ensure all significant vegetation is afforded appropriate protection. There is currently a business
case for the 2019-20 budget recommending a review of the VPO controls in Knox which would
address any gaps and issues in the vegetation protection overlays.

Recommendations:

- Further investigation, including on-site review is necessary for the VPO to increase the
accuracy and credibility of the control. This investigation can be undertaken within the
review of the Vegetation Protection Overlay for which a business case is currently
prepared. More specifically this business case may also consider the following:

o Retain VPO2 but identify that a full review will be required.
o Review VPO1 mapping.
o Evaluate whether VPO1 can be merged with VPO4.
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o Review mapping accuracy and extent of coverage for VPO3, particularly by
evaluating whether 8m native vegetation exists on the land it covers and whether
VPO3 should only affect land where vegetation the relevant vegetation is
identified.
- Retain the VP04, including on land removed from the Activity Centre.
- In the interim, a review of the mapping of the VPO2 as a desktop review and remove
mapping on land where no vegetation exists (e.g. 180 Boronia Road, and 8 Woodvale)

Land affected by VPO

Public Acquisition Overlay (PAQ)
The PAO applies to parts of land abutting Dorset Road for the benefit of the acquiring Authority

(VicRoads) with a view of a future enlargement of the road reserve. There is no need to review this
control.

Land affected by PAO

The application of PAO to create pedestrian linkages and resolve vehicle turning point at the end of
no-through road may be considered.
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Other overlays currently not applying in Boronia.

Heritage Overlay (HO) — There is currently no heritage overlay affecting the Activity Centre. It is not
considered that a HO will likely be implemented.

Land Subject to Inundation (LSIO)/Special Building Overlay (SBO) — There is currently no flood
controls affecting the Activity Centre. There area however land that are impacted by SBO further
away from the Activity Centre Boundary being:
- Blind Creek Catchment (comprises LSIO and SBO) which affects properties along Hazelwood
Road and the lower part of Springfield Road.
- Dandenong Creek Catchment (comprises SBO) which affects properties north of
Woodmason Road.

The Activity Centre comprises the main drainage retention basin which is located in Boronia Park,
collecting stormwater from most of the Activity Centre Area with an outlet towards Blind Creek. A
second Melbourne Water retention basin is located further north at Old Joes Creek with an outlet
flowing towards Dandenong Creek.

However, surface drainage flooding has been noted on the southern part of Boronia particularly
from the outlet of the Boronia Park retarding basin (Park Crescent, Pine Crescent, Cypress Crescent)
and around its input (Boronia Road and Dorset Road junction). These are currently subject to further
modelling and may separately result in flooding controls being implemented.

Parking Overlay (PO) — The PO is currently not implemented in Knox, a separate review of its
implementation within Boronia Activity Centre should for a subsequent implementation allowing
variation to the parking controls.

Development Contribution Plan Overlay (DCPO) — The DCPO is currently being evaluated at a
municipal wide level for a subsequently implementation.

Incorporated Plan Overlay (IPO) — The IPO is not currently implemented in Knox, it is not considered
that the IPO would be a relevant tool for Boronia.

The ‘DRAFT planning advice to assist delivery of the Boronia Renewal Project Strategy (2018)’
prepared by Glossop also provided a brief overview of other controls at pages 28 to 30 which can be
referred to.

Current Height Controls

The main point of contention for development in the Boronia Activity Centre is the current and
future height limit controls for new development. The Activity Centre is located in the Dandenong
Foothills and the protection of the views of the Dandenong Ranges is an important community
value.

The Knox Planning Scheme provides several options to control building height and other design
controls — mainly through schedules to the Residential and Mixed Use Zones and the Design and
Development and Development Plan Overlays. Guidance is also provided through the Rescode
provisions at Clause 54 and 55. Table 1 below provides a summary of these controls.

Zones
General Residential Zone Clause 32.08-10 of the zone specifies a maximum building
height which can be varied by the schedule to the zone,
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but if no maximum height is specified the default zone
height is applicable:
- Maximum 11 metres
- Maximum of 3 storeys
Further exemptions apply that may allow in certain
circumstances a specific building to exceeds the maximum
height or number of storeys being:
- Vesting rights, including replacement building;
- Building on either side (or side corner) exceeds the
maximum building height;
- Transitional provisions applies;
- Exceeds by at most 1m if the topography of the
land is greater than 2.5 degrees.
- Onland subject to flooding, height measurements
calculation differ.
Schedule 4 to the GRZ The schedule does not specify alternative maximum
building height or number of storeys and therefore the
default of Clause 32.08-10 apply.
Residential Growth Zone Clause 32.07-9 of the zone specifies a maximum building
height which can be varied by the schedule to the zone,
but if no maximum height is specified the default zone
height is applicable as a discretionary maximum:
- Discretionary maximum 13.5 metres
- No restriction to number of storeys
Further exemptions apply that may allow in certain
circumstances a specific building to exceeds the maximum
height being:
- Vesting rights, including replacement building;
- Building on either side (or side corner) exceeds the
maximum building height;
- Transitional provisions applies;
- Exceeds by at most 1m if the topography of the
land is greater than 2.5 degrees.
On land subject to flooding, height measurements
calculation differ.

Schedule 2 to the RGZ The schedule does not specify alternative maximum
building height and therefore the default of Clause 32.07-9
apply.

Mixed Use Zone Clause 32.04-11 of the zone specifies a maximum building

height as specified in a schedule to the zone.
Further exemptions apply that may allow in certain
circumstances a specific building to exceeds the maximum
height being:
- Vesting rights, including replacement building;
- Building on either side (or side corner) exceeds
the maximum building height;
- Transitional provisions applies;
- Exceeds by at most 1m if the topography of the
land is greater than 2.5 degrees.
On land subject to flooding, height measurements
calculation differ.
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Schedule to the MUZ The schedule does not specify maximum building height
and therefore the standard of Rescode or other controls
apply(*).

Commercial 1 Zone The Commercial 1 Zone does not specify maximum

building height, and the decision guidelines to the zone

refers to Rescode for guidance.

Zone Status Summary - The GRZ specifies a maximum building height at
clause 32.08-10 which supersedes Rescode;

- The RGZ specifies a maximum building height at
clause 32.07-9 which supersedes Rescode;

- The MUZ does not specify a maximum building
and therefore Rescode apply(Y);

- The C1Z does not specify a maximum building
height and refers to Rescode for its decision
guidelines at clause 34.01-8 (discretionary);

Overlays
Significant Landscape Overlay The SLO2 and SLO3 apply to parts of the Boronia Activity
Schedules 2 and 3 Centre and extends further onto the Dandenong Foothills

area. The SLO2 and SLO3 comprise a permit trigger for
buildings that are 7.5m and more and a decision guideline
on whether a building exceeding the height requirement
will have a detrimental impact on key elements of the
landscape.

Design and Development Overlay 7 | The DDO7 overrides the GRZ requirements by specifying
further limitations and criteria.
The DDO7 creates five categories related to height and
number of storey within the Activity Centre boundary:

- Maximum 4.5m - single storey*

- Maximum 7.5m — double storey*

- Maximum 9m - 2-3 storeys

- Maximum 11m - 3 storeys*

- Maximum 14m - 4 storeys*
*Indicates discretionary height requirement may be varied
by a permit. The 9m — 2-3 storeys bracket is however a
compulsory requirement.

Areas of GRZ generally falls within the following brackets:
- Maximum 7.5m - double storey*
o North-East and South-East quadrant)
o North of train station
- Maximum 9m - 2-3 storeys
o North-West and South-West quadrant
- Maximum 11m - 3 storeys*
o Parts of North-East quadrant (Albert Ave)
o Part of North-West and South-West
quadrant (Boronia Road)
o Part of South-East quadrant (Hastings and
Torrens Ave)
The DDO7 supersedes Rescode on building height for the
whole of the Boronia Activity Centre;
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Other controls affecting height:

Rescode(?) Based on the building height rescode standard, a building

Standards A4 (Clause 54), should not exceed the maximum height specified in zone,

B7 (Clause 55) schedule to the zone, or an overlay that applies to the
land.

- If no maximum height is specified then Rescode
specifies discretionary height of 9m, unless the
slope of the land exceed 2.5 degrees or more in
which case the discretionary height is 10m

Other influences Rescode Standard B17 — Side and rear setbacks
- Ensure that height and setback respects character

and limit the impact on amenity of existing
dwellings

Rescode Standard B18 — Walls on boundary
- Ensure the location, length, height of a wall on

boundary respects character and limit the impact
on amenity of existing dwellings

Rescode Standard B20 — North facing windows
- Ensure to allow adequate solar access to existing

north facing habitable room windows

Rescode Standard B20 — North facing windows
- Ensure buildings do not significantly overshadow

existing secluded private open space

Decision guidelines to the Zones which comprises to

ensure that the following is considered: Impact of

overshadowing on existing rooftop solar energy facilities
on dwellings on adjoining lots in a GRZ, MUZ, NRZ, TZ, or

RGZ.
Residential zones height timeline
2016 - C131 - GRZ4
implemented
Pre-2014 R1Z [Rescode 9m]
Pre-2012 Resdential [Rescode / « RGZ2 implemented
Zoning [Rescode 9m] Superseded by DDO] [13.5m]

2012 - C62 - DDO7 2014 - VC116 - GRZ 2017 - VC110 GRZ
implemented [Height introduced [Rescode amended with new
requirements 7.5m to 9m] and RGZ height requirements

11m] introduced [13.5m] [11m]

Review of Height

The Boronia Activity Centre controls provides for heights up to 14m / 4 storeys within the
commercial core and 7.5m/2storeys and 9m/2-3storeys in the existing residential areas through the
current DDO.

Taken alone, the C1Z and MUZ zones provide for development with no height limits, while the RGZ
restricts development to 13.5m (unless scheduled), and the GRZ to 11m/3storeys (unless scheduled).
Rescode serves as a guidance on decision making for the C1Z and MUZ.
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Under the current schedules, any development in the GRZ4 — the specific control for the Boronia
Activity Centre cannot exceed 9m and 13.5m in the RGZ2.

The evolution of height controls made mandatory through the zones has come to the point of
surpassing the mandatory and discretionary height set in 2012 within the DDO7.

The DDO further restricts the height requirements in the residential areas to lower than that marked
on the zone. This means the height specified in the zone is subjugated to that of the DDO instead of
what may be presented in the zone or Rescode.

In some instances, this means the height requirement impacted by the DDO is more restrictive or, at
best, similar to that of residential land situated outside the Activity Centre boundary. This may
eventuate in an effective lack of distinction between the built form of the Activity Centre and its
surrounding suburb. It could result in instances where a building outside the Activity Centre will be
taller than that of an abutting building within the Activity Centre, regardless of views. The best
example is a comparative of 11 and 13 Iris Crescent (refer to examples identified further below).

As a result, the main difference in density of development between surrounding suburb and the

Activity Centre is likely to be gained against site coverage due to the limitation in height, with the

housing character policy governing discretion. This means the current control impacts as follow:
e The desire for greater yield and density may:

o Likely be sought by greater coverage, to the detriment of vegetation and
landscaping.

o Likely be sought by providing smaller units, resulting in limited offer, and
consequently reduced diversity of dwelling types, but also to the detriment
of internal amenities.

o Likely seek reduction of ancillary elements such as communal space, excess
car parking, visitor car parking, storage space, and private open space left to
the minimum. Or,

o That the differences between Local Living and Knox Neighbourhood in term
of height will be unnoticeable apart for the provision of open space and
landscaping.

e Areview of height requirements be revaluated for the GRZ area due to the opposite
outcome sought by:
o The local living character seeking to enhance green and leafy character but limits
provision of medium density housing through increased height.
= By provision of minimum landscape area
= By seeking a landscaped front yard
= By seeking retention of existing vegetation
= By provision of required setbacks
= By requiring rear dwelling to be single storey
= By requiring POS in accordance with three options
The sum of the local living character, GRZ4, and DDO passes the message that development
sought is medium density mostly boundary to boundary with green streetscape.
o The activity area character seeking to balance “green and leafy” character when
viewed from the street whilst allowing more intensive residential development.
= [t does not include improvement of landscaped area in the policy but does
require landscaping requirement within the schedule to the zone.
o The commercial areas do not have “green” or specific landscaping requirement
which are also not specified within Clause 22.06.
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Interface Zones

The Boronia Activity Centre is surrounded by a residential area with varying levels of development
intensity, and height limits. These limits need to be further considered, if the development level is
to be increased in the Activity Centre.

Zones on the fringe of the Boronia Activity Centre
The following zones currently abuts the Activity Centre boundary and form the suburban area
outside of it:

- Neighbourhood Residential Zone (NRZ1) - East:

o Clause 32.09-10 of the zone specifies a maximum building height which can be
varied by the schedule to the zone, but if no maximum height is specified the default
zone height is applicable being a maximum of 9 metres and a maximum of 2 storeys;

o The same exemptions as per the GRZ applies.

o Schedule 1 comprises a maximum building height of 8m with discretion for further
height of architectural features of a building.

- General Residential Zone (GRZ2) — North and South:

o Schedule 2 comprise a maximum building height of 9m
- General Residential Zone (GRZ5) — South-West:

o Schedule 5 comprise a maximum building height of 9m

Comparative of abutting examples
- 1Springfield Road — within Activity Centre, GRZ4 and DDO7 has a mandatory limit of 9m for
2-3 storeys as applied by the DDO
- 3 Springfield Road — outside Activity Centre, GRZ2 has a mandatory limit of 9m as applied by
the Schedule to the zone. And 3 storeys as indicated by the Zone.

- 36 Park Crescent - within Activity Centre, GRZ4 and DDO7 has a mandatory limit of 9m for 2-
3 storeys as applied by the DDO, affected by flood but not currently recognised by planning
controls.

- 37 Cypress Avenue — outside Activity Centre, GRZ2 has a mandatory limit of 9m as applied
by the Schedule to the zone. And 3 storeys as indicated by the Zone, affected by flood but
not currently recognised by planning controls.

Should the flood issue result in an SBO being implemented in the future, the GRZ2 would
allow for a greater as the height would be calculated from the freeboard level. The DDO7
does not include such option.

- 58 Boronia Road - within Activity Centre, GRZ4, SLO2, and DDO?7 has a discretionary limit of
7.5m for 2 storeys as applied by the DDO and SLO.

- 56 Boronia Road - outside Activity Centre, NRZ1, SLO2 has a mandatory limit of 8m as
applied by the Schedule to the zone and discretionary limit of 7.5m as applied by the SLO.
Dandenong Foothills Policy applies.

- 289 Dorset Road - within Activity Centre, GRZ4 and DDO7 has a discretionary limit of 11m
for 3 storeys as applied by the DDO.

- 291 Dorset Road - outside Activity Centre, GRZ2 has a mandatory limit of 9m as applied by
the Schedule to the zone. And 3 storeys as indicated by the Zone.

56
196 of 787



2019-08-26 - Ordinary Meeting Of Council Attachment 6.5.2

- 11 Iris Crescent — within Activity Centre, GRZ4 and DDO7 has a discretionary limit of 7.5m for
2 storeys as applied by the DDO.

- 13 Iris Crescent - outside Activity Centre, GRZ2 has a mandatory limit of 9m as applied by the
Schedule to the zone. And 3 storeys as indicated by the Zone.

- 20 Woodvale Road — within Activity Centre, GRZ4 and DDO7 has a mandatory limit of 9m for
2-3 storeys as applied by the DDO.

- 22 Woodvale Road - outside Activity Centre, GRZ5 has a mandatory limit of 9m as applied by
the Schedule to the zone. And 3 storeys as indicated by the Zone.

- 44 Bambury Street — within Activity Centre, GRZ4, SLO3 and DDO7 has a discretionary limit
of 7.5m for 2 storeys as applied by the DDO and 7.5m as applied by the SLO. Dandenong
Foothills Policy applies.

- 43 Bambury Street - outside Activity Centre, NRZ1 has a mandatory limit of 8m as applied by
the Schedule to the zone and discretionary limit of 7.5m as applied by the SLO. DDO1 also
applies (controls of site coverage) and Dandenong Foothills Policy applies.

Location of comparative sites

Conclusion/Recommendations
It is recommended that:
e Use the schedule to the MUZ, RGZ and GRZ. Or apply the ACZ as relevant.
e Review the DDO7 in term of height to avoid discrepancy with allowable height outside the
activity centre.
o Rewrite the DDO and retain it for C1Z, MUZ, RGZ
o Ensure terms are not subjective and provide definition, or
o Delete the DDO in favour of an ACZ.
e Retain garden area for GRZ
o Consider different GRZ schedule for land affected by Dandenong Foothills
e C1Z be retained for the commercial core of the centre
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e Review the area of RGZ and MUZ and rezone as appropriate along the commercial core as
a transition buffer to standard residential area.

e Release more RGZ2, expand such as along Dorset, Orchid/Genista

e Review MUZ along Dorset Road south tucked between C1Z areas

e Create MUZ along Rangeview local shop

e Avoid creating C1Z pockets separated by MUZ (e.g. Dorset Road South)

e MUZ be applied along Dorset Road/ railway line / Maryville Road (South of Boronia Rd)

e The DDO7 and Local Planning Policy be reviewed for clarity, efficiency and remove
redundant provisions etc.

e Remove redundant VPO mapping which do not cover trees

e Refer to Appendix 6 for an in-depth analysis of the Scheme.
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STRATEGIC OPPORTUNITY SITES (SOS)

Overview

The Council asked that the review also include the identification of strategic sites for redevelopment
opportunities and to investigate options for how it can best use its assets in the activity centre to
support the long term renewal.

Need to review, renew ageing and/or failing infrastructure in Boronia Activity Centre

A range of initiatives are currently underway or being investigated with regard to the state of
infrastructure in and around the Boronia Activity Centre, including the following:

e Knox Basketball Stadium (failing building, flooding issues)

e Boronia Library (additional floor space required, flooding)

e Retarding basin (need to expand by approx. 50% to alleviate flooding concerns across
Boronia)

e Park Crescent childcare (refurbishment needed, building lifespan up to 10 years)
e Bellbird Senior Citizens Centre (Council lease this site from VicTrack, current proposal to end
lease and decommission site in the long term)

e Knox Leisureworks (ageing facilities).

Possible Asset disposal/leverage or redevelopment opportunities

In addition, there are a number of sites that may offer opportunities for asset disposal/leverage or
development opportunities, including:
e Boronia Youth Hall (257 Dorset Rd) - Currently vacant (Public Use Zone) (potential high value
and rezoning into commercial given its central location)
e Potential sale of part of Boronia Park to fund other infrastructure needs
e Dorset Square — Council owns approximately 1ha of land within the centre of Boronia. Dorset
Square provides vital car parking and has been the focus of significant streetscape upgrades
(approx. 5 years ago). However, the large expanse of parking in the square provides a
redevelopment opportunity or at least the integration of alternative activities. Recent
interest by Coles to redevelop their multi deck carpark could offer alternative parking
options.

Boronia town Centre has a number of opportunity sites that possess attributes that make them
favourable for redevelopment for a mix of uses as well as higher density residential development.

Site identification (criteria)

The redevelopment of a site within the Boronia Town centre could be considered a strategic
opportunity for a number of reasons. The inclusion of some or all of the following characteristics
contribute to making a strategic opportunity. These criteria represent and assessment at a
particular point in time and should be applied noting that the context for considering an opportunity
may change over time and the failure to meet a criteria does not necessarily means a site cannot be
a strategic opportunity site.
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Ownership

e Single or contiguous allotment under one ownership; or

o Comprise different ownership with the potential to be consolidated easily with
limited negotiation required (e.g. max up to three landowners involved);

Size

e Over 1,000m2 in lot size outside the town centre commercial core area;
e Over 700m2 inside the town centre core commercial area; or

o has dimensions that make an efficient development parcel (width and depth
including with potential consolidation);

Controls

e Located in a zone that permits commercial, mixed use, or residential use (e.g. C1Z, MUZ,
and Residential Zones); and

o Not constrained by a Heritage Overlay;
o Not constrained by flooding impact;
o Not subject to a vegetation protection overlay;

Context/location

e Fronts an arterial road and/or is within Principal Public Transport Network area (train
station);

e Comprise a dual road frontage/access points (e.g. transversal lot) or on a corner site;
e Is within 400m walkability distance of train station;

e s adjacent or across the road from open space/park (inclusive of public square and/or park —
i.e. easy access to public spaces);

e |ssited at a strategic location (i.e. at Boronia / Dorset Road intersection, Erica Avenue, Train
Station vicinity, Dorset Square);

Activity/Land use

e has not recently been developed for medium or high density dwellings (post-2000
development, e.g. 3+ townhouses/villas and apartments)

e Was not recently strata subdivided (e.g. post-2000) or previously subdivided with similar
tenure arrangements resulting in different ownerships (refer to ownership — max three
landowners involved);

e Existing development/building is not underperforming and achieving its potential (e.g. in
terms of economic return or contribution to the town centre function through vacancy or
underutilisation of space) or,

- is not an inefficient use of land with regard to planning controls, infrastructure and
opportunity of the site (e.g. lack vertical density, aged/dilapidated infrastructure
building/land occupation ratio, at grade car parks may be considered underutilisation or
an essential land use)

e Capacity to accommodate higher density dwellings above ground floor level (not constrained
by mandatory height controls as currently identified in DDO7);

e Currently supports ongoing business activity within commercial/mixed use zones, whether
vacant or not, and does not create potential displacement issues (e.g. loss of business space,
particularly through redevelopment)
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Other factors

e Isnot relied on to meet statutory obligations or that there are alternate means of meeting
these requirements (e.g. part of a special levy, or meeting car parking requirements under
planning regulations), if known.

e Not constrained by established infrastructure currently in use and that cannot be easily
moved or reconfigured, if known (Telstra building, substation, overhead power lines,
drainage ROW, train line below etc.)

Therefore, as a short term priority for directing development, the Strategy has placed a filter over
the sites by putting an emphasis on encouraging development on sites that exhibit a number of the
above criteria.

Site visits and desktop analysis also revealed that a number of the sites identified through GIS
analysis were occupied by uses that are more important to the community than the need for
redevelopment. These include:

- Medical facilities that are well established or have clear links or dependencies with other
uses nearby;
- Public Open Space or garden space that should be retained as contributing to local amenity;

- Schools, child care and aged care facilities that serve a specific catchment and are difficult to
relocate.

Similarly, there are other non-residential and non-commercial uses on these sites which have limited
locational flexibility but are desirable in the community and serve a specific local catchment. These
include:

- Police and emergency services, ambulance, fire station;

- Child care centres/kindergartens and aged care facilities — many of these facilities are
located on large sites and on main roads near residential areas to be near their client base.
The main location requirements are accessibility (by car and public transport) and often
these uses have a requirement for a certain amount of outdoor space.

- Churches and faith-based facilities — many churches are long established and core services
have often expanded to encompass the delivery of social services and in some cases, small
businesses, e.g. opportunity shops, function rooms, or child care.

- Council owned-land and facilities — the key function is to provide services and facilities for
meeting community needs. There are also some community facilities that serve a regional or
municipal function as well such as LeisureWorks.

SOS selection
Once the above commercial and non-commercial uses were excluded a list of 11 primary strategic
opportunity sites and 20 secondary primary strategic sites remain (refer site list below.)

Address Site Property Site Selection criterion | Design Features
121-127 Boronia Road | Boronia Junction and | Location Pedestrian connectivity
associated car park
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Conditions Activation and
surveillance
Potential
Density redevelopment
Open space
103-109 Boronia Road | Chandler Arcade Location Pedestrian connectivity
202-210 Dorset Road Conditions Activation and
surveillance
Potential
Density development
Use and function
112 Boronia Road Zagame’s and Conditions Redevelopment
associated car park
2 Torrens Ave Potential
224 Dorset Road AEC Arcade Location Pedestrian connectivity
Conditions Activation and
surveillance
Potential
230 Dorset Road Location Density development
17-19 Dorset Square Conditions Use and function
Potential
236-238 Dorset Road Craves and Location
associated private
laneway
260 Dorset Road Dorset Arcade Location Pedestrian connectivity
Conditions Activation and
surveillance
Potential
Density development
264-268 Dorset Road Kmart service centre | Conditions
280 Dorset Road Hanmoore Financial | Conditions
Centre
286-288 Dorset Road The Smile Clinic Potential
2-4 Rosella Ave Conditions
Potential
17-19-21 Chandler Conditions
Road
Potential
267 Dorset Road McDonald’s Conditions Activation and
surveillance
Location

Density development
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Potential
5-7 Genista Ave Potential
1-11A Erica Ave Location Pedestrian connectivity
Conditions Activation and
surveillance
Potential
Density development
Use and function
31-39 Erica Ave Conditions Activation and
surveillance
Potential
Density development
139-141 Boronia Road Conditions Activation and
surveillance
Density development
Use and function
159 Boronia Road Dan Murphy’s and Location Pedestrian connectivity
associated car park
Potential Activation and
surveillance
Density development
Open space
9/163 Boronia Road Market Location Pedestrian connectivity
163 Boronia Road Boronia Village and Potential Activation and
associated car park surveillance
Density development
Open space
5-7 Iris Crescent Conditions
4 Sundew Ave Conditions
2 Langwith Ave Langwith Consulting | Conditions Activation
Suites
Redevelopment/Density
152-160 Boronia Road | Boronia Medical Conditions Use/Function
Centre
2 Park Crescent Potential Redevelopment
Cypress Health
Specialist Centre
217-229 Dorset Road The Intersection Location Activation

114-132 Boronia Road

redevelopment
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Bellbird Centre

83 Boronia Road Potential
87 Boronia Road
212 Boronia Road St Joseph Primary Potential Pedestrian connectivity
School
22 Woodvale Road Density development
Janssen Spirituality
Centre Open space
Environmental
257 Dorset Road Council’s property Location Activation and
surveillance
Former Youth Hall
site Density development
2 Chandler Road VicTrack Land and Location Pedestrian connectivity
associated car parks
Potential Activation and

surveillance
Density development
Open space

Use and function

It is also noted that further prioritisation of these sites for future strategic work is also undertaken

based on additional local knowledge and conversations with landowners briefing outlined in

examples below:

Coles multi-deck car park

In 2018 Coles made a significant investment, approximately valued at $9M, to upgrade and

refurbish its multi-deck car park located on the eastern edge of Dorset Square. Works

included realignment of vehicle ramps, installation of trolley escalators, digital real time

parking availability information and repainted structure and reconfigured car parking spaces.

Aldi proposal at 1-11 Erica Avenue

An amended planning application was lodged with Council for the development of a 5 storeys

mixed used apartment and ground commercial building at the above land. The proposal has

received Council approval with a notice of decision to approve a planning permit issued in

January 2019.

Site analysis

Two groups of SOS — A) could be redeveloped independent of Council and B) Council has a direct

interest in a particular site.

The following analysis framework has been prepared with the second list in mind and has resulted in

set of consideration in the form of questions to be used to gauge the level of interest and
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subsequently what actions Council might take in relation to sites that can directly deliver specific
policy outcomes. In particular, sites may be of interest to Council because:

- They further the implementation of Council policies
- Redevelopment of a site in a certain way will help address a community need;

- Afuture opportunity needs to be protected to ensure that a scarce resource is managed to
realise its full potential. Stop short term quick return uses from negating long term potential
and underdevelopment

- Asite offers a short term window of opportunity to gain alignment that may not be there in
the future

- The land owner has expressed an interest in working with council

65
205 of 787



2019-08-26 - Ordinary Meeting Of Council Attachment 6.5.2

Proposed Activity Centre Boundary

Knox Council was directed to review and consider potential realignment to the Boronia Activity
Centre boundary as part of the Minister for Planning’s approval of Amendment C133. This was in
response to a number of conflict points raised during the previous panel hearings and changes to the
General Residential Zone since its application in the activity centre area. Additional policy conflict
also exists by the overlapping and conflicting policy directions within the Activity Centre boundary,
such as the Foothills and the intent of the Activity Centre.

Further adjustments to the Activity Centre boundary have been made to clearly direct growth into
this area to support the regeneration of the town centre.

The proposed activity centre boundary modifies the existing area as set by the 2006 Boronia
Structure Plan and includes consideration of the interface with the foothills area to the east of the
centre. Part of the Activity Centre is affected by the Dandenong Foothills Policy and the Significant
Landscape Overlay (e.g. applying the Foothills) this has caused a conflicting outcome with regard to
the purpose of the Activity Centre, and other controls such as the Housing Policy and the Design and
Development Overlay.

The following assumptions are made in determining the activity centre boundary:

- The remaining capacity of the residential areas to accommodate future growth;
- Walkability is a paramount factor which comprises the sum of good walkability to Retail,
Train Station, and Conveniences within 800m.
o New path connections and pedestrian access which would improve walkability
access to those services
o Proximity to the train station within 1000m
Physical barriers, such as train line and arterial road, as well as topography, are
considered within walkability index.
o The opportunity to provide neighbourhood based hub and its impact on overall
walkability
- Opportunity for growth and development within the walkability index
- The level of existing amenity and how development may improve or negatively affect such
amenity, including the proximity of arterial road, or the retention of local character.
- Physical and natural limitations such as flood, and retention of large expanses of vegetation.
- The existing settlement pattern and its relation to a more dense and developed activity
centre.
- The current controls and policies affecting the surrounding areas.

Recommendations
The following changes to the boundary are recommended:

- Rectify policy and controls inconsistencies by reducing the boundary on the South-
eastern quadrant by removing all lots addressing Gwyn Court, Marie Street, and
Rubida Court,

o Rezone the above lots from GRZ4 to NRZ and adjust the Housing Strategy to
show these lots as Bush suburban. Remove DDO7 and consider the purpose of
the DDO1-2 when drafting the Schedule.

- Retain 58 to 66 Boronia Road within Activity Centre, remove from SLO2 and
Dandenong Foothills Policy
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The justification are, in order of importance:

o These lots are affected by a single dwelling covenant registered on the title
which restricts multi-dwellings development. There has been no attempt at
removing the covenant and no development proposal has been sought to date
(except for Boronia frontage). However, properties facing Boronia Road which
are also affected by the covenant have successfully applied to remove or vary
the covenant.

o These lots are located within the Dandenong Foothills Policy area, and are
subject to the VPO and SLO overlays which adds to the level of complexity for
higher density development within activity centre.

o These lots immediately abut the areas of NRZ, DDO1, and Bush Suburban policy
which restricts redevelopment. This results in an abrupt division with little or no
transition between the rest of the Foothills and the Activity Centre. The removal
from the Activity Centre would allow for controls providing a typology transition
between the NRZ and the AC.

o These properties are on the south-eastern edge of the Activity Centre, with
greater distance in terms of walkability and pedestrian access due to the
crossing limitations imposed by Boronia Road. The effective walkability distance
is result in >800m from the train station and >400m from nearest convenience
(94 Boronia Road, including weight of slopes. The nearest pedestrian crossings
to reach the core of the commercial areas or nearby parks are further east via
the roundabout junction of Albert Road (non-prioritised) or west via Hastings
Road which includes a sudden drop of 5-6m (14% slope) which is not conducive
to safe all-users access.

o Retain 58 to 66 Boronia Road within the Activity Centre with an understanding
that land facing an arterial road carries lesser amenity, however explore the use
of the Schedule to Clause 52.02 to alleviate the restriction of the covenant.

Recommendations:
- Reduce the boundary on the South-Western quadrant by removing properties along
Rankin Road,
o Return these lots to the purpose of the GRZ5 — Bush Suburban with no changes
to overlays.
- Set the boundary to either include 216 to 228 Boronia Road or somewhere within these
lots that can be retained as part of the large St Joseph area.

The justifications are:

o The properties along Rankin Road abuts St Joseph School land with a natural
backdrop remnant vegetation along school land boundary. In addition, these lots
have good retention of canopy coverage within front and rear setbacks. This is
further protected by the VPO4.

o There has been no development proposal to date on properties along Rankins
which has retained its original character.

o These lots immediately abut the areas of GRZ5 and Bush Suburban policy which
all comprise good level of amenity control. This results in an abrupt division with
little to no transition with the Activity Centre, the removal from the Activity
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Centre can allow for the placement of controls providing a smoother density and
typology transition. It will also ensure a greater protection of the vegetation in
line with the statement of significance of the VPOA4.

o The majority of lots alongside Rankins Road are identified as affected by the
1/100 year Flood Extent draining towards Blind Creek at Scoresby Road vicinity.

o The properties along Boronia Road have already been developed (or comprise
permit allowing the development) and would effectively remain unaffected by
this change.

o The lots alongside Rankins Road are all outside the walkability index in terms of
distance, being >1000m from the train station, >800m from the retail and
commercial core.

Alternatively,
o Retain 216 to 224 forming part of the larger St Joseph School land retention.

Recommendations
- Address development performance of Bambury and Elsie via appropriate controls and
policies by:
o Rezone these lots within the NRZ and consider its own schedule.
o Retain 17 Rangeview Road within the Activity Centre to retain a clear activity
centre boundary, and remove SLO2 and Foothills Policy from this lot

The justifications are:

o  While there is a conflict between housing policy, activity centre, Dandenong
Foothills, and DDO7/SLO2 which has caused headache in interpretation both by
Council officers and at VCAT; it is important to note that determinations from
the Tribunal has indicated that Bambury Street is unique and that it should not
be treated as per other residential areas within the activity centre.

= There will be scope to highlight this via Scheme policies and structure
plan and possibly even clarify the controls.

= The DDO and SLO would need to be highlighted as the development of
this area should provide for a particular outcome that is dissimilar to
both the core of the activity centre, and the foothills area. It is a
transitional area and the typology of townhouses or villa units reflects
this.

=  The majority of redevelopment permits took place prior to the
implementation of garden area requirements (<2016) which saw wider
site coverage being attained, further proposal on undeveloped land will
have to meet garden area requirements which will help providing an
outcome more sympathetic to the foothills policy (albeit transitional)
with more green space and possibly more front setback landscaping.

o Removal from the Activity Centre will result in unfairness to landowners of
properties that have not redeveloped. At this stage, 4 properties (and 4 more
facing Albert Street) have no permit or not redeveloped. This means these
landowners may lose the benefit of redeveloping their land (pursuant to
controls) and yet abut densely developed land. This will result in a lose/lose
situation for them.
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o Inany case, Elsie Street properties are within good walking distance to the core
and train station and it would be recommended that 6-10 and 17 Rangeview and
properties south of Elsie Street be retained but with more accurate
determination of the design outcome sought on the fringe with the NRZ.

=  The topography and wide nature strip of Elsie Road has the benefit to
better integrate development than Bambury, appropriate setback
requirements for landscaped buffer at the front of the street, planning
controls and placement within alternative housing policy may provide
the desire transition. Properties along Rangeview should be
consolidated around a neighbourhood precinct with local services and
easy access to school, parks, and retail services and therefore retained
at this effect.

Alternatively,

o Theissue of Bambury Street was also identified at the Planning Panels for
Amendment C62 related to the Boronia Structure Plan. VCAT decisions have
further highlighted this [as mentioned above]

o The lack of transition between the north side and south side of the street has
resulted in disparities in the form of development in the streetscape, with the
street acting as the buffer. However, it is noted that multi-dwellings is not an
unknown occurrence on the northern side of the street, with villa units and dual
occupancies representing 50% of the existing typology within the northern side
of Bambury Street (within NRZ and footbhills).

o The eastern part of Bambury Street is outside the walkability index for both the
retail and access to the train station. The access to convenience is however
achieved within 400m 9 Rangeview Street.

o Extends the above logic regarding the disparity of controls to the south side of
Elsie Street and 6-10 and 17 Rangeview.

o Preferably if the boundary is to be revisited, Bambury may be removed while
Elsie is retained.

Recommendations:
- Retain St. Joseph School and considers the inclusion of Janssen spiritual Centre located
at 22 Woodvale in the long term.

The justifications are:

o These properties are currently zoned residential and could see development
occurring particularly should their current occupation cease. Altogether they
represent 5.8ha of developable land.

o These land comprise large amount of remnant vegetation that would be best
protected and pedestrian linkages could be improved between Rankins, Donald,
Vivienne, Woodvale, and Boronia Road through integrated strategic planning.

o The area would also be opportune to improve neighbourhood services by
dedicating a neighbourhood hub.

o The area will be considered on the edge of the walkability index, but the
provision of neighbourhood hub would improve immediate distance to essential
services.

Alternatively:
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- Janssen Spirituality centre is not included (22 Woodvale) but may be considered at a
later stage.

- Consider the St. Joseph School area to be rezoned as individual significant site outside
the Activity Centre with a Development Plan Overlay.

Proposed future expansion
It is acknowledged that most of the expansion to the activity centre boundary will be difficult to
achieve this late in the process as:

- Studies made as part of the background research have not considered this.
- It has not been hinted during consultation process
- Relevant authorities have not been consulted (VicRoads/Melbourne Water etc.)

As such it is considered most expansion capacity will be for consideration upon:
- Potential increase in capacity if the capacity cannot be achieved within the commercial
core or elsewhere in the activity area.
- Walkability index
- Later consideration during a 5 years review.

Recommendations:
- Expands North along Iris Crescent and including Lyrebird, Warbler, Sandpiper, and
Lorikeet in the short term.

The justifications are:

o lIris Cris within walking distance to the train station and the urban core

o The eastern side of Iris Cr is already within activity centre, the expansion will
simply bring the western side in as well.

o The Warbler Estate can be included for future planning redevelopment within a
scope of 2030-2040 and beyond. The residential stock is currently in still early to
mid-lifespan having been built around 1999-2001. By 2040, it is likely the
residential stock may be close to redevelopment status and it would be
paramount to ensure an integrated redevelopment this close to the urban core
and train station. Further improvement would need to be marked, particularly
consisting of the improvement to the pedestrian network as a priority (Lorikeet
to Tormore, Lyrebird to Herbert, Sandpiper to Lorikeet. Master Planning should
be considered over this Estate to ensure proper redevelopment in the future
with a higher density, and possibly via consolidated lots.

o This expansion should occur to rationalising the shape of the boundary area.

Recommendations:
- Expands southward along Dorset Road, Douglas/Alfred Street, Springfield and
Stonehaven
o A southward expansion can include areas within good walkability.
o Limits the expansion are defined by topography which drops south of Pine
Crescent, areas of CHMP and flood near the Blind Creek.
= Areas of stormwater flood along Narcissus Street.
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= Other problematic area to consider are flood constraints along Cypress
and Pine.

o The expansion on the eastern side of Dorset Road would provide for
approximately 2ha of potential redevelopment land, in walking distance of the
station and retail area and for which laneway paths exists in the cadastre and
could be built. The residential stock in the area has seen limited development
and is comprises dwellings which are potentially at the end of their useful life.
The area is within the NRZ and Dandenong Foothills policy but has reduced
amenity due to its location tucked between arterial and train line.

o An old garage/petrol station at 158 Dorset Road could be reconverted as a
neighbourhood service hub, it is noted that the previous history of this land
could mean it is contaminated imposing limitations on its future development
for a sensitive use. The Reve Street Area is however noted as being outside the
walkability catchment to the train station and may be slightly too far to justify its
inclusion within the Activity Centre.

Recommendations:
- Expands North along Power Road, including Central and Catherine.
- Expands North along Dorset Road.
o A northward expansion can include areas with good walkability to station and
retail core
o The northernmost limit allow to retain a buffer between the activity centre and
the Bayswater Industrial Precinct
o Land along Central Avenue has already been heavily developed with villa and
townhouses typology which is more akin to a centre’s density than that of
surrounding surburbia, while there is little to no opportunity for further
development, land along Catherine St comprise redevelopment opportunity
Pedestrian Permeability towards Woodmason need to be considered
o The provision of a park need to be considered.

Summary of recommendations:
- Remove properties of the Marie Street Estate
o Address DDO1-2 issue resulting and apply appropriate schedule
o Retain other overlays.
- Remove 58-66 Boronia Road or identify a strategy to apply Schedule to Clause 52.02
- Remove properties of Rankins Road
- Retain Elsie/Bambury boundary as current and address via appropriate zone schedule
- Include properties of Iris Crescent and Warbler Estates but subject to appropriate
structure/precinct planning for a horizon of 15-30 years.
- Incorporate a 5 years review for further expansion of boundary north and south within
the walkable catchment.
- Rezone Reve Street by removing Foothills Policy and SLO2 and integrate to Knox
Neighbourhood to allow for transitional redevelopment of this street as a buffer to the
Bush Suburban area.
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Appendix 1 — Social and Affordable Housing

Examples of Knox City Council’s commitment to social and affordable housing (in no particular
order)

Source: Knox City Council, Community Wellbeing Department

Knox City Council has been working to achieve social and affordable housing outcomes for its City since the
1950s. Council has moved from donating land to more appropriate and sophisticated strategies, which
match current need and align to the roles approved by Council that are set out in its Housing Strategy and
Affordable Housing Action Plan.

1. Knox Community and Council Plan 2017-21

The Knox Community and Council Plan (head of power) confirms Council’s commitment to social
housing as follows:

e Goal 2 —We have housing to meet our changing needs.
e Council target — An increase in social and affordable housing in Knox
e Council Initiative 2.3.1 — Implement the Affordable Housing Action Plan including advocacy for
an increase of the supply of social and affordable housing at key strategic sites and across the
municipality.
Link: Knox Community and Council Plan 2017-21

2. Knox Housing Strategy 2015

The Knox Housing Strategy 2015 states ‘Council does have roles to play as a planner, provider, partner
and advocate in increasing housing affordability in Knox’'.
Link: Knox City Council Knox Housing Strateqy January 2015

3. Knox Affordable Housing Action Plans
Two Action Plans have been developed by Council since 2007:

- Knox Affordable Housing Action Plan 2007-12
- Knox Affordable Housing Action Plan 2015-20 — the key focus of the Plan is to increase the
supply of social housing by:

e strengthening our advocacy — by Council and through the Eastern Affordable Housing
Alliance (Note: Council has continued to send correspondence and meet with relevant
Ministers concerning social housing in Knox, particularly focusing on increasing the
supply of social housing and the introduction of inclusionary zoning)

e continued engagement/partnerships with social housing providers

e negotiation with developers for a voluntary contribution of 5 % to social housing on
larger-scale development sites

e Council to provide at least 5 % social housing on Council-owned development sites

e Ensuring that affordable and social housing is considered and addressed in structure
plans and other place-based strategic plans

e the Housing Monitoring Program to measure changes in the supply of social housing

e raising community awareness of the need for greater diversity and affordability of
housing.

Link: Knox Affordable Housing Action Plan 2015-20
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4. Key affordable housing research

e Toward an Affordable Housing Growth Strategy for the City of Knox (2008)

e Defining Affordable Housing and a Minimums Supply of Social Housing for Knox (2011)
Formula: Minimum supply = non-home-owning households in need — social housing +
affordable private lettings.

Link: Defining affordable housing and a minimum supply of social housing for Knox - A
methodology for meeting social housing needs 2010-30

e  Minimum Supply of Social Housing, Knox (2016-2036) — This research forecasts that 860
additional social housing dwellings are needed to meet the minimum supply by 2036 to
meeting the minimum supply requirements. It should be noted that this figure relates to a
minimum supply only, rather than an optimum supply.

Refer to Attachment 2 of this document.

e Minimum Supply of Social Housing, Eastern Metro Region (2016-2036) — This research
forecasts that 11,420 additional social housing dwellings are needed in the Eastern
Metropolitan Region by 2036 to meet the minimum supply requirements.

e Knox Affordable Housing Profile (2016)

5. Knox City Council’s Sale of Land and Buildings policy

The policy includes a social component, which weights decisions concerning the sale of Council’s land
and buildings in accordance with its social agenda and policies, which includes social and affordable
housing.

6. Recent negotiations for the inclusion of social housing on development sites

Council negotiates with developers on a case-by-case basis for the voluntary inclusion of 5% social
housing in strategic investigation and larger-scale developments sites. The following sites are recent
examples — which are at various stages of negotiation and/or advocacy.

Private

e Harcrest site (Mirvac), Wantirna South (7 social housing dwellings)

e Kingston Links (PASK) — agreement for 20 social housing dwellings and a cash contribution
Jenkins Orchard — on hold (3 % social housing)

e Norvel Road Quarry — rezoning application lodged. Early discussions have commenced
concerning the provision of social housing on this site.

e Boral Quarry — rezoning required. Early discussions have commenced with Boral Property
Group concerning the provision of social housing on this site.

State Government

e Crn. Scoresby Rd and Burwood Hwy site — advocacy for 5% social housing
e Former Wantirna Heights site — advocacy for 5% social housing

Former Boronia Heights site — part of the ‘inclusionary housing’ pilot included in the Victorian
Government’s Homes for Victorians strategy — advocacy for inclusion of social housing

Council-owned

e Stamford Park — 9 social housing dwellings on 3 lots. Site was sold to Stockland. The Contract
of Sale of Real Estate requires 5% of the total number of dwellings on the site to be offered to
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Registered Housing Associations/Providers (RHA/P) for an agreed construction value — cost of
constructing the dwellings only, no land charges. The preferred RHA/P will agree to take title
of the social housing dwellings subject to the terms of a Section 173 agreement, which
includes the continued use of the social housing lots for social housing to Council’s
satisfaction.

e Other Council-owned surplus land to be explored.

7. Strategic Asset Investment Strategy (SAIS)

Knox is currently preparing a Strategic Asset Investment Strategy (SAIS), which will identify the optimal
locations for certain classes of strategic assets in the municipality and assess how Council can best
ensure the provision of these assets in those areas.

One of the priority areas of the SAIS is social and affordable housing. Through the application of the
ENVISION mapping tool (see below), Council aims to map the optimal locations for social housing
within the municipality.

8. Greening the Greyfields (GTG) Project

The GTG Project is a partnership between Knox, Maroondah and Whitehorse Councils and Swinburne
University and aims to use the ENVISION tool/technology to normalise lot amalgamation and precinct
scale development. Council’s specific interest is in looking at the application of ENVISION in meeting
its affordable and social housing goals. The tool will be used to identify which parts of the municipality
are in greatest need of intervention and then design a program around the building of a community
investment partnership.

9. Partnership with DHHS

Council meets regularly with DHHS to discuss public housing supply in Knox. Council and DHHS are
currently developing a MOU between Council and the Director of Housing and Deputy Secretary
(Finance and Infrastructure Division) to define the nature and approach to our partnership. Council
has also identified a number of public housing sites in Knox, across a range of price points, which
have tangible redevelopment potential.

10. Social housing referral protocols

Council led the development of referral protocols with Women’s Housing Limited and Community
Housing Limited to clarify the allocation process of social housing for people referred by Council.

11. Closure and redevelopment of the Wantirna Caravan Park

Council led the development of a network and process to support Wantirna Caravan Park tenants to
be relocated to appropriate affordable housing.

12. Knox City Council’s ‘The Untitled House’ Arts Project 2017

In partnership with Swinburne University of Technology, the Arts Project communicated social themes
relating to housing affordability, access and suburban living.
Link: Knox City Council's Untitled House Arts Project 2017

13. Homelessness Protocol

Council is developing a Homelessness Protocol in liaison with staff, homelessness service providers,
not-for-profit agencies and other key stakeholders. The Protocol will set out appropriate
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intervention procedures for a broad range of arising homelessness matters, for example, rough
sleeping and queries from homeless people and older people seeking assistance from Council’s
Housing Support Service etc.

14. Establishment of the Eastern Affordable Housing Alliance (Alliance)

In 2009, Knox City Council established the Alliance to ‘advocate for increased affordable housing in
the Eastern Metro Region of Melbourne to meet the needs of our communities for safe, secure and
affordable housing now and into the future’. The Alliance comprises six Councils from the Eastern
Metro Region. Knox City Council contributes $15,000 per year to the Alliance (recently increased from
$7,000 pa) and hosts, supervises and supports the Alliance’s secretariat position.

Link: Eastern Affordable Housing Alliance

15. Laying a Social Housing Pipeline in Knox project

The Project is funded by a grant through the Social Housing Investment Planning 2017-18 Grants for
Local Government (SHIP Grant) from the Victorian Department of Health and Human Services.

The Project comprises three major outputs:

- A Strategic and Surplus Sites Framework — to scope and establish an internal working
framework for the identification of strategic and surplus sites in Knox, and the delivery of
social housing on these sites;

- A Social Housing Futures Fund (and other options) Investigation — to explore the
establishment of a social housing fund (and other options) that levies and collects, and
then invests and allocates developer and other contributions towards the delivery of
social housing outcomes; and

- Alaying a Social Housing Pipeline in Knox Report — a report that brings together the
overarching framework and approach for laying a social housing pipeline in Knox, which
includes recommendations and estimated costs and resource requirements for
implementation.

16. Metropolitan Development Advisory Panel — Affordable and Social Housing Working Group

The Panel is exploring planning mechanisms that can be used to address the social and affordable
housing needs in Melbourne. Knox City Council participated in a workshop held on 5 October 2018
to advise the Panel on social/affordable housing needs in Melbourne.

17. Application to the Voluntary Affordable Housing Agreement Grant Program (DELWP)
(Unsuccessful)

In October 2018 Council applied for a Voluntary Affordable Housing Agreement Grant Program to:
- Review and design Knox City Council’s affordable and social housing policy framework;
and
- Renew its affordable and social housing targeted data and forecast to 2041 to align with
Homes for Victorians the recent amendments to the Planning and Environment Act and
other emerging trends relevant to Knox.

18. Knox City Council affordable and social housing policy, planning and relationship building
workshop series

Knox City Council will conduct a series of three workshops on affordable and social housing in Knox
with Swinburne University. The aims of the workshops are to:
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- Inform the review and design of Knox City Council’s affordable and social housing policy
framework;

- Achieve horizontal and vertical alignment of social and affordable housing policy and
legislation in Knox;

- Identify emerging trends, opportunities and blockages in policy, legislation and delivery
options;

- Identify tangible social and affordable housing delivery opportunities for Knox ;

- Build a common language that enables improved affordable and social housing
communication; and

- Strengthen effective relationships with and between key affordable and social housing
sector agents.

The first workshop will be held on 23 January 2019. The workshop series will also build strategic
relationships and partnerships between government, industry, academic and community sector
stakeholders.
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Appendix 1A — Boronia Job Data
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Appendix 2 — Reference Maps
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Appendix 3 - VicSmart

“VicSmart is a streamlined assessment process for straightforward planning permit applications. Classes of
application are identified in the planning scheme as being VicSmart and have specified requirements for
information, assessment processes and decision guidelines.

Key features of VicSmart include:
- a 10day permit process
- applications are not advertised
- information to be submitted with an application and what council can consider is pre-set
- the Chief Executive Officer of the council or delegate decides the application.”

Source: https://www.planning.vic.qov.au/permits-and-applications/vicsmart

In short, VicSmart means:

- The applicant may expect a permit within 10 statutory days, or benefit of failure to
determine appeal rights. The applicant must provide all information required by the Scheme,
including all determination by statutory referral authorities to be eligible to VicSmart.

- VicSmart applications are not advertised and there is no third-party appeal rights.

- Council officers have 4 days of receipt to determine whether the application is complete and
request further information. Council officers are limited in the information they may
request, but also in the decision guidelines to determine an application.

o E.g.the Planning Policy Framework (e.g. MSS — LPPF) are not considered.

- The limited timeframe for decision (or requesting information) means that internal specialist
department referral input are unlikely to occur.

o Issues may arise requiring corrective measures by another branch of Council if not
identified; particularly if corrective measure is not required by a valid condition on
the permit.

o This requires Departments to be proactive and determinative in the outcome and
standard sought as it may not be possible to negotiate or require information from
the applicant.

o More pressure is left to the Planning officer to make an appropriate and
determinative decision that considers holistic issues/solutions, amenity, and will
benefit the community.

- More than one VicSmart triggers can be included but an application does not benefit of the
VicSmart process if it comprises another permit trigger which is not VicSmart eligible.

- VicSmart classes of permit can be created by Council.

- VicSmart classes of permit are delegated to officers (via the CEO) and are not eligible to call-
in/determination by Council.

VicSmart for buildings and works under the zone (Commercial, and ACZ)

Under the ACZ and Commercial Zone, proposal for buildings and works that are less than $500,001
in cost, for which a permit is not required for the use or under any other provisions of the Scheme
(not VicSmart eligible) could be applied under the VicSmart process if the proposal triggered a
permit for the development (as default, or by the schedule).

Large scale development would generally imply cost higher than $500,000 and not be eligible but
development up to this amount can still have significant impact as example:

233 of 787



2019-08-26 - Ordinary Meeting Of Council Attachment 6.5.2

There will no regard to a requirement, objective, or guidance that is solely identified in the
MSS/LPPF.

Proposal may not necessarily satisfy other statutes (e.g. waste management associated with
food premises, building regulations).

It is important to note that other VicSmart categories also includes signage [type of sign and
location] and car parking [waiver of up to 10 spaces].
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2019-08-26 - Ordinary Meeting Of Council

Appendix 5 - Summary of Use controls for Boronia Structure Plan Area

Attachment 6.5.2

USE ACZ1-1 ACZ1-2 ACZ1-3 2;:52/16 C1z c2z C3z mMuz RGZ GRZ
Clause 62.01 SicC Sic Sic SicC S1C | S1C |S1C |sicC SicC Sic
S1C S1C S1C S2 S1cC S2 S2 S2
Same Same Same Same
Same Same Same
Dependent person’s unit S1C S1C S1C S1C S1C S1C S1C S1C
sic sic sic Same s2C
Bed and Breakfast S1cC SicC SicC S1cC Same Same | S1C SicC SicC
Caretakers house S1C S1C Sic Same | S2 Same S2
Group accommodation S1C S1C S1C S2 Same S2 Same S2
Same Same Same Same Same Same Same Same
Same Same Same Same
SicC SicC SicC S2 Same S2C | S2 S2 S2
Community care Same
accommodation S1C S1C S1C S1C S1C S1C S1C S1C
Residential hotel SicC SicC Si1cC S2 Same | S2 Same | S2 S2 S2
Motel sic sic sic Seme same | 52 same |'some | same Same
Rooming house
Animal keeping
Animal boarding

Child care centre

62.01 62.01

Kindergarten
Education
Employment training centre
Primary school
Secondary school
Tertiary education
Industry

Research and development

Service industry

Leisure and recreation

Minor sports and recreation

Same Same Same Same | Same | Same | Same Same Same
Same Same Same Same Same
Same Same S