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AMENDMENT C240
EXPLANATORY REPORT

Who is the planning authority?

This amendment has been prepared by the Minister for Planning, who is the planning authority for this amendment.

The amendment has been made at the request of Armstrong Creek West Developer Consortium representing 70% of the land interest in the Armstrong Creek West Precinct.   
Land affected by the amendment
The amendment applies to 61 parcels ranging in size from approximately 0.4 hectares to 52 hectares totalling approximately 559 hectares of rural land known as the Armstrong Creek West Precinct (ACWP).  The ACWP land is bounded by the Surf Coast Highway to the east, the existing Melbourne-Warrnambool railway line to the north, Ghazeepoore Road to the west and an irregular boundary to the south, comprising the Armstrong Creek, Whites Road and Feehans Road.  

What the amendment does
The amendment proposes a number of changes to the Greater Geelong Planning Scheme    to facilitate the future urban development of the ACWP.   
The following provides a specific list of amendments proposed:
The amendment will:
1. Introduce schedule 3 to the Urban Growth Zone to land within the ACWP

2. Introduce schedule 4 to the Development Contributions Plan Overlay to land within the ACWP
3. Partially remove the Vegetation Protection Overlay Schedule 1 from various sites within the ACWP.

4. Partially remove the Environmental Significance Overlay Schedule 1 (ESO1) from various sites and apply the ESO1 to various other sites within the ACWP 
5. Apply the Floodway Overlay along the Armstrong Creek alignment.  

6. Amend the schedule to the Mixed Use Zone to introduce floor space caps for trade supplies within the ACWP

7. Amend the schedule to the Business 1 Zone to introduce floor space caps for shops within the activity centres of the ACWP.

8. Amends Clause 21.11-3 to remove reference to all technical and background documents and to remove the requirement for subdivision permit applications to cover an area of 40 hectares.
9. Amends Clause 52.17 to introduce the Armstrong Creek West Native Vegetation Precinct Plan 
10. Amend the Schedule of Clause 61.03 new maps being inserted into the scheme
11. Amends the schedule to Clause 66.04 to list the Department of Sustainability and Environment as a referral authority.

12. Amends the schedule to Clause 66.06 to ensure the Department of Sustainability and Environment receives notice of a permit application. 
13. Amend Schedule to Clause 81.01 to incorporate the Armstrong Creek West Precinct Structure Plan, Armstrong Creek West Native Vegetation Precinct Plan, and Armstrong Creek West Development Contributions Plan.   
Strategic assessment of the amendment  
· Why is the amendment required?
The land subject to this amendment is located within the designated Armstrong Creek Urban Growth Area (ACUGA) identified by Council’s Municipal Strategic Statement.  The area forms part of Geelong’s largest and most important growth areas.  

The amendment is required to facilitate the development of the ACWP in accordance with the existing hierarchy of policy that currently affects the land. Clause 21.11 of the Municipal Strategic Statement, Armstrong Creek Urban Growth Area, incorporates the Armstrong Creek Framework Plan into the planning scheme and in doing so provides high level direction for the future planning of the growth area.  

In terms of background relating to the amendment, the Urban Growth Zone was applied to the broader Armstrong Creek area including the ACWP by Amendment C170.  Amendment C138 then provided the policy framework and statutory basis for the Armstrong Creek Urban Growth Plan as implemented through Clause 21.11 of the Planning Scheme.      

This amendment (C240) proposes to introduce a schedule to the existing Urban Growth Zone and seeks incorporation of the ACWP Precinct Structure Plan (PSP).  Associated with the PSP, a Native Vegetation Precinct Plan and Development Contributions Plan are also to be incorporated into the scheme to reflect the proposed amendment.  

Currently, the land is zoned Urban Growth Zone.  Under the provisions of the Urban Growth Zone, a PSP must be prepared and implemented through the insertion of a schedule to the zone.  Various other changes are also required throughout the planning scheme to implement the PSP, the Native Vegetation Precinct Plan and the Development Contributions Plan, and avoid duplication of planning controls.  
This amendment will enable the urban development of the ACWP, in accordance with the existing hierarchy of planning policy and provisions within the planning scheme, consistent with the outcomes envisaged by amendments C138 and C170 discussed above.  
· How does the amendment implement the objectives of planning in Victoria?

The amendment appropriately implements several objectives of planning in Victoria under section 4 of the Planning and Environment Act 1987 (the Act), in particular:

- 
To provide for the fair, orderly, economic and sustainable use and development of the land,
- 
To secure a pleasant, efficient and safe working, living and recreational environment for all Victorians and visitors to Victoria,
- 
To balance the present and future interests of all Victorians.
The amendment gives effect to these guiding principles and objectives by encouraging orderly development in accordance with a PSP that will make a positive contribution to the proposed ACWP and the broader ACUGA. 
A Development Contributions Plan has also been prepared for the land to ensure the public facilities and upgrades to infrastructure (such as schools, active open space and key intersections) are funded to support the community.  In this way, the amendment will assist in the delivery of affordable and diverse land supply to a growing community consistent with the objectives of planning in Victoria.
· How does the amendment address the environmental effects and any relevant social and economic effects? 

Environmental Effects
The amendment is not anticipated to have any significant adverse environmental effects as the planning controls to be utilised, particularly the PSP (required by the schedule to the Urban Growth Zone) specifically allocates suitable areas for residential development and areas required to be set aside for conservation and other supporting land uses within the ACWP.

The ACWP has historically been used for grazing and agricultural uses as well as uses suitable for rural areas such as the Geelong Aviation and Flight Training Airport (now decommissioned).  Given these historical land uses, the ACWP is characterised by largely degraded treeless vegetation, particularly in the centre of paddocks where trees have been removed and grazing has impacted on indigenous understory growth. 

Notwithstanding, flora and fauna studies have been undertaken for the ACWP and habitat zones mapped to inform the preparation of both the PSP and the Native Vegetation Framework Plan. The areas of high environmental significance are generally located along the creek line and within areas of high tree cover, with some patches remaining within existing paddocks. Roadside vegetation along Boundary Road, Williams Road and Feehans Road also contain some existing vegetation and are currently protected by the Vegetation Protection Overlay.  Whilst losses to native vegetation are inevitable when planning for an urban context, vegetation removal across the ACWP will be avoided and minimised where possible, and offset where not possible in accordance with the requirements provided in the Native Vegetation Precinct Plan (NVPP). 
In terms of fauna, targeted surveys were undertaken to report on the presence of threatened species within the ACWP. No threatened species were identified.   Notwithstanding this, the PSP consolidates areas of known conservation values such as along the creek and existing greenways of Airport Road and Boundary Rd (west of Airport Road).  This consolidated approach to conservation areas will ensure a network of open space and habitat corridors is established in the outset, in the context of urban development.   

The surveys undertaken for the site have contributed to the preparation of the PSP and NVPP.  As a result of these surveys, the relevance of existing overlay controls has been considered. As such, as part of this amendment, the removal of the Vegetation Protection Overlay Schedule 1 is proposed in some areas of the PSP where native vegetation has been approved for removal under the NVPP. It is also proposed to remove the ESO, which affects the creek as this area will be subject to adequate controls under the proposed applied zone (Rural Conservation Zone) pursuant to the Urban Growth Zone Schedule 3.      

 Social Effects
The amendment is anticipated to provide positive social and economic outcomes by providing appropriate housing opportunities in an area that is designated for urban growth through existing planning policy. At present, the Geelong area is suffering a severe lack of land supply, impacting on competition within the growth area. As such, the amendment (and approval of the Precinct Structure Plan) is urgently required to address this land shortage issue.  
Given this fundamental land shortage pressure, the proposed Precinct Structure Plan has been subject to significant strategic planning and urban design to ensure an appropriate mix of land uses to support the residential uses and to ensure the long term viability of the new community in the context of the site and the growth area as a whole.        

The plan caters for a range of infrastructure to support the community, including a neighbourhood activity centre, local activity centres, schools, community activity centres and a network or various open space uses.  
In terms of cultural heritage, a Phase 1 assessment has been undertaken for the PSP area.  A number of sites have been identified and as such the PSP will require that further detailed archaeological surveys be completed to document and, where appropriate, protect and interpret these values through the preparation of a Cultural Heritage Management Plan.   
· Does the amendment comply with the requirements of any Minister’s Direction applicable to the amendment?

The amendment complies with the following relevant Ministerial Directions:

· Section 7(5) Direction – Form and Content of Planning Schemes 
The amendment is consistent with the Ministerial Direction on the Form and Content of Planning Schemes. 

· Section 11 Direction– Strategic Assessment of Amendments
The direction seeks to ensure a comprehensive and strategic evaluation of a planning scheme amendment.  This Explanatory Report addresses the requirements outlined in this direction. 

· Section 12 Direction – Urban Growth Areas
In accordance with this Ministerial Direction, the PSP acknowledges and implements the Framework Plan included at Clause 21.11 of the Scheme as it relates to the ACWP.  This includes the general implementation of land uses in accordance with the approved Armstrong Creek Framework Plan and other relevant planning principles, guidelines, and objectives identified in the Armstrong Creek Urban Growth Plan as reference at Clause 21.11. 
The PSP has also been prepared generally in accordance with the Precinct Structure Planning Guidelines as approved by the Minister for Planning.  
· How does the amendment support or implement the State Planning Policy Framework?
The SPPF is based on general themes of sustainable land management, orderly planning, improving accessibility, land use, transport integration and the protection of significant landscapes.  The amendment is consistent with these broad objectives and in doing so, supports the major principles of the Framework Plan. 
In particular, the amendment will allow for urban development within the ACWP through the application of strategic planning principles that have been shaped through the State SPPF and in a manner that has been driven by detailed analysis.  Furthermore, as stated previously, this amendment will implement the Amendments C130 and C170 which were prepared and implemented in accordance with the SPPF.  
· How does the amendment support or implement the Local Planning Policy Framework?

Clause 21.11 Armstrong Creek Urban Growth Area designates the site within the ACUGA.  The Clause sets out specific objectives and strategies to ensure land use and development within the growth area and ACWP is provided in accordance with orderly and proper planning principles.  
It is evident when comparing the PSP to the approved Framework Plan and supporting Social Interagency Infrastructure Delivery Plan that there some differences between the two plans, particularly in relation to the location of schools and the distribution of other community facilities.  These changes have resulted through a number of changes to the service provision models and information which has arisen through the PSP process, stemming from discussions held with various state government departments.  Notwithstanding these changes, it is considered the PSP (and accompanying documents) are generally in accordance with the Framework Plan as the provision of services and infrastructure has been provided to support the ACWP consistent with the requirements of the Framework Plan.    
Through the implementation of the PSP and associated incorporated documents, including the schedule to the Urban Growth Zone, the amendment is consistent with this Clause and as such the Local Planning Policy Framework as a whole.  
· Does the amendment make proper use of the Victoria Planning Provisions?

The amendment meets both the form and the content requirements of the Victoria Planning Provisions (VPPs).  
· The application of the proposed schedule to the UGZ is in keeping with the relevant Victoria Planning Provisions Practice note.  In particular, the schedule implies (through applied zones) various zones within the ACWP to control development in accordance with the PSP.  
· The application of the proposed schedule to the Development Contributions Plan Overlay across the ACWP will ensure the appropriate and fair apportionment of development contributions across the site.  
In this way, the supporting zone and overlay changes are also necessary to successfully implement the planning objectives for the site and to provide clarity and certainty for the Responsible Authority, future developers of the land and the community.  
· How does the amendment address the views of any relevant agency?

As part of the preparation of the amendment, a number of government agencies were consulted throughout preparation of the Precinct Structure Plan and its associated incorporated documents which includes the Native Vegetation Precinct Plan and the Development Contributions Plan.  Some agencies involved in the process include:
· Department of Sustainability and Environment

· Department of Planning and Community Development

· VicRoads

· Department of Education and Early Childhood Development

· Barwon Water

· Powercor

· SPAusNet

The agencies listed above have been involved extensively during both the Armstrong Creek Urban Growth Plan and the preparation of the ACWP.  As such the proposed amendment has considered each agencies’ views as part of the overall planning process for the growth area. 
· Does the amendment address relevant requirements of the Transport Integration Act 2010?
The amendment and PSP will enable the development of the land for urban purposes ranging from residential, retail, commercial, employment and open space.  As such, regard for how the amendment will impact the transport system was considered during preparation of the amendment, and in particular the PSP. 
To support the Armstrong Creek Urban Growth Area, including the ACWP, two high level infrastructure projects are proposed by the State Government.  These include the 4C Ring Road and additional upgrades to the Melbourne-Warrnambool railway line to include a train station.  

These high order infrastructure projects have been considered as part of the preparation of the PSP and the overall design and functioning of the transport network within ACWP.  The presence of the future 4C alignment has enabled the distribution and planning of internal roads within the precinct of a lower order (connector roads) with connections proposed to the anticipated train station to the north of the ACWP, which will provide alternate means of transport within the area.   
In addition to this higher order infrastructure, upgrades to the existing roads and intersections surrounding the ACWP will be required. The Surf Coast Highway forms a major north-south connection through the ACUGA and is an essential stretch of road abutting the ACWP.  The Highway will ultimately be upgraded to 6 lanes by VicRoads as the growth area is established. In order to minimise the visual impact of this road, particularly given the location of the Major Activity Centre Precinct to the east, the Surf Coast Highway it is intended to be designed as a key ‘boulevard’ road through the growth area.  This urban design outcome, agreed to through the planning process for the Major Activity Centre and the ACWP will play an essential role in physically and visually linking the different precincts of the growth area.    

 As development proceeds internally to these high order infrastructure items and key roads, the construction of internal roads, pedestrian and cycle paths, public transport are proposed by the PSP to ensure the successful delivery of the ACWP and the ACUGA as a whole.  As part of the PSP preparation, the following transport projects are required:
· Shared path connections following the Armstrong Creek and greenways.  The purpose of this shared path is link is to create a continuous linear open space reserve and connection along the creek line and into surrounding ACUGA.   
· Provision for bus routes along key connector roads connecting residential areas to activity centre and community nodes both internal to the ACWP, ACUGA and the greater Geelong area,
· Dedicated off-road cycle lane along Boundary Road providing an east-west thoroughfare through the ACWP connecting to the future train station and precincts to the east of the Surf Coast Highway,
· On road bicycle lanes and shared paths within roads to cater for a range of user groups, in logical locations that connect key destination points through the area. 

How these transport elements connect and interface with surrounding areas will ensure a successful and highly integrated system.  As such, these have been previously planned at the broader level as shown on the Framework Plan, and have been refined at the PSP level.      

Resource and administrative costs

· What impact will the new planning provisions have on the resource and administrative costs of the responsible authority?

Upon adoption of the amendment, Council will be responsible for administering the incorporated documents (PSP, NVPP and DCP) in accordance with the relevant provisions of the planning scheme. Notwithstanding the urban condition anticipated for the site, the amendment will have some impact on resource and administrative costs of Council associated with assessing future planning permit applications. However these costs are considered to be a normal part of Council’s operations.  

In terms of the provision of infrastructure within the ACWP, the DCP has been prepared to enable the equitable and efficient delivery of a range of infrastructure to service the planned growth area.  The DCP identifies necessary infrastructure and ensures that the costs associated with the development are distributed equitably by all development proponents across the ACWP and the broader community where relevant.  In this way, the DCP will be managed by Council to ensure the timely and appropriate delivery of infrastructure items that has been prepared to ensure that Council will not be exposed to unreasonable risk in managing the DCP into the future.  
Where you may inspect this Amendment
The amendment is available for public inspection, free of charge, during office hours at the following places:
Greater Geelong City Council
Customer Service Centre

131 Myers Street 

GEELONG

Or online at: www.geelongcity.vic.gov.au

The amendment can also be inspected free of charge at the Department of Planning and Community Development website at www.dpcd.vic.gov.au/planning/publicinspection.

