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Avoid and Minimise Statement

485 Cooper Street, Epping, Victoria
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Executive Summary

The avoid and minimise statement outlined in this document relates to a
proposed industrial development at 485 Cooper Street, Epping. The site is
approximately 352,000M2 in size and is zoned Industrial 1 (INZ1). The lot adjoins
the Merri Creek to the West, Barry Road Grasslands to the South, Hume Hwy to the
East and an approved industrial development to the North. Previous uses of the
site include quarrying, a golf course and uncontrolled access such as motocross
and dumping.

The study area has been subject to regional strategic planning through the
application of an Environmental Significance Overlay to the Western portion of the
property. The development plan overlay for the site, as detailed in Schedule 33 of
the Whittlesea City Council’s planning scheme, outlines the requirements for site
level planning. Road access into the site is predetermined by the approved
development plan for 481 Cooper Street.

The GPT Group engaged Nature Advisory Pty Ltd, to conduct a detailed flora and
fauna assessment of the site in August 2022. The assessment found that the
maijority of the study area was treeless open grassland, dominated by introduced
pasture grasses and broad-leaf weeds. Interspersed throughout the study area
are various sized patches of plains grassland, grassy woodland, grassy wetland,
riparian woodland, escarpment shrubland, tall marsh vegetation and EPBC listed
Native Temperate Plains Grassland of the Victorian Volcanic Plain.

A number of schemes for the proposed development have been created in
response to the regional strategic level planning, the development plan overlay,
site assessments and extensive consultation with local authorities. The proposed
scheme, and supporting conservation management plan, result in a net gain in
native vegetation through the preservation and rehabilitation of the
Environmental Significance Overlay. Following the multiple amendments made to
the plans no feasible opportunities exist to further avoid and minimise impacts on
native vegetation without undermining the key objectives of the proposal.



Background

The avoid and minimise statement contained here within, relates to the proposed
development at 485 Cooper Street, Epping. The site, located in the city of
Whittleseaq, is generally rectangular in shape with the Eastern boundary aligning
with the Hume Freeway, the Western boundary aligning with Merri Creek and the
Southern Boundary aligning with the Barry Road Grasslands. The land is
approximately 352,000M2 in size and is zoned Industrial 1 (INZ1). Previous uses of
the site include quarrying, a golf course and uncontrolled access involving
motocross and dumping. Arial images showing the historical uses of the site are
provided at Appendix X.

The GPT Group engaged Nature Advisory Pty Ltd, to conduct a detailed flora and
fauna assessment of the site in August 2022. The assessment found that the
maijority of the study area was treeless open grassland, dominated by introduced
pasture grasses and broad-leaf weeds. Interspersed throughout the study area
are various sized patches of plains grassland, grassy woodland, grassy wetland,
riparian woodland, escarpment shrubland, tall marsh vegetation, EPBC listed
Native Temperate Plains Grassland and Grassy Eucalypt Woodland of the
Victorian Volcanic Plain.

Following the flora and fauna assessment Nature Advisory were engaged to
conduct targeted surveys for Matted Flax-lily, Golden Sun Moth and Growling
Grass Frog, none of the targeted species were identified.

Strategic Level Planning

The study area has been subject to a regional strategic planning through the
application of an Environmental Significance Overlay (ESO) to the Western portion
of the property.

The purpose of the Environmental Significance overlay is:

e Toidentify areas where the development of land may be affected by
environmental constraints.



e To ensure that development is compatible with identified environmental
values.

The area included in the ESO also provides crucial connectivity for the wider
galada tamboore area and the Merri Creek Corridor which is are designated as
part of currently in the planning process of becoming as a Regional Parkland
(maram baba Merri Creek Parklands) in the Future Directions Plan for this
Parklands (see marram baba Merri Creek Regional Parklands Future Directions
Plan Dec 2023 (exploreoutdoors.vic.gov.au) The Merri Creek corridor is also an
important indigenous cultural feature which is known to support indigenous
cultural heritage values.

The presence of the Environmental Significance Overlay and the factors outlined
above, indicates that priority should be given to the Western portion of the
property when planning for biodiversity values across the site.

Site Level Planning
Schedule 33 to the Development Plan overlay, applicable to the site, requires a

plan to be developed in general accordance with the concept plan shown at
Clause 4.0 of the schedule - the concept plan is provided at appendix | for
reference.

This requirement was the starting point for the initial site level planning
undertaken for the development, however there were a number of limitations to
the concept plan that needed to be considered. These limitations are outlined
below:

e The plan doesn't take into consideration the requirement to manage
stormwater runoff from the site. The advice from Melbourne Water and
engineering consultants Costin Roe is that a storm water asset needs to
constructed at the South West of the site. This is due to the topography of
the land which slopes North East to South West, and the requirement to
discharge into Merri Creek.

e The development plan for 481 Cooper Street was processed separately to
the proposed development. The approved plan for 481 Cooper Street
deviates substantially from the concept plan and predetermines the road
access points into the site. A copy of the plan is provided at appendix II.

e The concept plan doesn't take into consideration the topography of the
site, in particular the 15 meter difference levels at the North West of the site.
A copy of the site survey is provided at appendix Ill.



e The concept plan does not take into consideration native vegetation and
habitat on the site. A copy of the site vegetation mapping is provided at
appendix IV.

Scheme A

The first revision of the development plan provided at appendix V (Scheme A)
focuses on the retention of patches of native vegetation of the highest value, in
particular patches A and L, and the creation of a continuous public reserve along
the Barry Road Grasslands. The plan also allows for the retention of in excess of
80% of river redgums located on the site.

It should be noted that this scheme doesn’t look to retain patch P as the patch is
impacted by the location of the estate road which is predetermined by the
approved development plan for 481 Cooper Street. Smaller patches of vegetation
dispersed throughout the property were also unable to be retained. This is due to
the sloping topography of the site and the requirement for large level building
pads, and hardstand areas, for loading and unloading of B Double trucks. A draft
copy of the cut and fill plan is provided at appendix VI to demonstrate the extend
of bulk earth works required to develop modern industrial facilities.

The assessment of the advantages and limitations of Scheme A are provided
below:

Advantages:
e The planis in general accordance with the concept plan provided in
Schedule 33 to the Development Plan Overlay
e The plan allows for the retention of native vegetation patches L and A
¢ Retention of over 80% of river redgums on site
e Creation of a continuous public reserve at the interface of the Barry Road
Grasslands

Limitations:

¢ Significant encroachment on the ESO

¢ Significant encroachment on areas of cultural heritage sensitivity

e Complete displacement of Plains Grassland (patch T and U)

e Partial displacement of Escarpment Woodland (patch S)

e Displacement of EPBC listed Growling Grass Frog fringe habitat
(significantly encroaching on advised 100m buffer)

e Net loss of 1.2 hectares of vegetation across the site



SchemeB

After consideration of the limitations of Scheme A, in particular the net loss of
native vegetation and the displacement of Growling Grass Frog fringe habitat, an
alternative scheme was developed (Scheme B) with a focus on prioritising
preservation of the ESO. A copy of Scheme B is provided at Appendix VIl. The
change in approach was coupled with the development of a conservation
management plan with a focused on improving the quality of existing vegetation
within the ESO, as well as well as regeneration of native grasslands through weed
management and revegetation programmes. Advice provided from the Merri
Creek Management Committee during the development of the conservation
management plan indicates a good level of success has been achieved in the
regeneration of native grasslands along the creek corridor.

The assessment of the advantages and limitations of Scheme B are provided
below:

Advantages:

e Revegetation and conservation of the large majority of the ESO.

e Avoidance of development in the large maijority of areas of cultural
heritage sensitivity

e Retention of the majority of Plains Grassland (patch T and U)

¢ Retention of the majority of escarpment woodland (patch S)

e Conservation of EPBC listed Growling Grass Frog fringe habitat through
protection of a 100m buffer along the creek.

e Opportunity to create an additional 5.12 hectares of native vegetation
within the ESO

e Net gain of 1.21 hectares of vegetation across the site.

e The retention and revegetation of 8.12 hectares of native vegetation within

the ESO
Limitations:
e Removal of native vegetation to the East of the site including patches A
and L.

e Removal of an additional 5 river redgums when compared to Scheme A.

e Removal of continuous public reserve at the interface of the Barry Road
Grasslands.

e Reduction of total land available for development when compared to
Scheme A.

The assessment undertaken above, in particular the net gain of 1.21 hectares of
native vegetation, conservation of EPBC listed Growling Grass Frog fringe habitat,



and the retention and revegetation of 8.12 hectares of native vegetation within the
ESO, strongly supported the decision to move away from Scheme A as the
preferred strategy for the development of the site.

Scheme C

Consultation, based on Scheme B, was undertaken with various stakeholders
included Melbourne Water, Merri Creek Management Committee, Parks Victoria
and the City of Whittlesea over a period of 7 Months from September 2022 to
March 2023. The consultation process included the provision of relevant
assessments and site information, in person meetings and site walks during
spring months. A number of attempts were made to engage with The Department
of Energy Environment and Climate Action (DEECA) during this time, little to no
input was provided.

Scheme C was developed in response to feedback provided during the
consultation period, namely a desire to see the bio retention system relocated out
of the ESO, requests to consider the retention of additional River Red Gums, and
requests to honour the intent of the concept plan with a road interface along the
grasslands to the south, in particular for fire management. A copy of scheme C is
provided at appendix VIIL.

Scheme C goes beyond the avoidance outlined in Scheme B by removing the bio
retention system from the ESO as much as feasibly possible, while also achieving
the retention of an addition 3 river redgums on the site. It also provides for a
public reserve across approximately 75% of the interface with the grasslands as
well as dedicated fire access to the grasslands.

Scheme C demonstrates a commitment to achieving the best environmental
outcomes for the site while also balancing the requirements of important
stakeholders. These outcomes have been reached through a further reduction to
the development footprint to what was proposed in Scheme B. This was achieved
through the complete removal of warehouse 5 from the scheme.

SchemeD
Scheme C was then used for consultation with Parks Victoria and The Department
of Energy Environment and Climate Action (DEECA).

Parks Victoria, responsible for management of the grassland reserve to the south
of the development on behalf of the Victorian Government, raised concerns about
the potential impact of shading on grasslands to the south. Shadow diagrams



were created for the hours between 10am-3pm on 22 June. This exercise showed
that Scheme C did create shading as can be seen in the figure below.

T St o

Scheme D, provided at appendix IX, was created in response to the shading
concerns. The changes involved lowering of pad levels, relocating car parking to
the southern boundary and the introduction of a landscaping buffer. These
changes resulted in a loss of 1,000 M2 from warehouse 4.

DEECA also raised the suitability of the stormwater retention asset as habitat for
growling grass frog. In response to this feedback dedicated growling grass frog
habitat has been incorporated into Scheme D. The proposed habitat is located in
close proximity to the creek in an area that was highly disturbed during the
construction of the golf course. An image of the original ground disturbance in
1991 contrasted with the current condition is shown below.

Ground Disturbance 1991 Current Condition 2022



Locating new habitat in this area provides the opportunity to create new habitat
for the local Growling Grass Frog Community, in an area that would usually be
constrained by cultural heritage sensitivities.

DEECA’s review also requested consideration of a revised Scheme A that retained
Patch A while reducing the impact on growling grass frog habitat within the ESO.

A review concluded that, due to the steep gradient of the land in this area of the
site, the change in road alignment would result in excessively high retaining walls
(up to 12 meters) along the maijority of the interface with the conservation area.
After considering all the information provide DEECA provided endorsement of the
proposed strategy for the site in November 2023.

R

Additional Measures

In addition to the the approach outlined above GPT will also minimise the impact
of the controlled action through undertaking the following steps:

¢ Implementation of water sensitive urban design such as rain gardens,
permeable paving and smart rainwater tanks in the construction of the
warehouses.

¢ Seed harvesting from existing grassland communities for replanting within
both the conservation zone and estate landscaping.

Conclusion
A number of schemes for the proposed development have been created in

response to the regional strategic level planning, the development plan overlay,
site assessments and extensive consultation with local authorities. The proposed
scheme, Scheme D, and supporting conservation management plan, result in a
net gain in native vegetation on site through prioritising the preservation and
rehabilitation of the Environmental Significance Overlay, over isolated patches of
vegetation to the east of the site. Following the multiple amendments made to
the plans no feasible opportunities exist to further avoid and minimise impacts on
native vegetation without undermining the key objectives of the proposal.
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Appendix | - Site Concept Plan
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Appendix Il - 481 Cooper Street Development Plan
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Appendix Il - Site Survey
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Appendix IV — F&F Overlay
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Appendix V

- Scheme A

NI LR

15



Appendix Vi

Bulk Earthworks Plan
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Appendix VIl - Scheme B
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Appendix VIl - Scheme C
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Appendix IX Scheme D
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Appendix X — Historical Site Conditions

Aerial Imagery 1974
485 Cooper Street, Epping, VIC 3076
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Aerial Imagery 1981
485 Cooper Street, Epping, VIC 3076
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Aerial Imagery 1991
485 Cooper Street, Epping, VIC 3076
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Aerial Imagery 2001
485 Cooper Street, Epping, VIC 3076
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Aerial Imagery 2009

485 Cooper Street, Epping, VIC 3076
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Appendix XI - Conservation Management Plan

See Appendix 4 of the Preliminary Documentation
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