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[bookmark: _Toc328654916]Introduction
CPG Australia has been engaged by Ceremira P/L to prepare this planning assessment to accompany the combined planning scheme amendment and planning permit application required for the development of 12 – 20 Fairbairn Drive, Corio for a shopping centre. 
This assessment has been updated since the initial application was lodged in March 2011 to reflect updates to the planning policy and the design concept.
The shopping centre (excluding the existing Aldi store) is proposed to contain 3,150 m2 total floorspace, comprising a major tenant of 1,020 m2 covering a gross leasable floor area (LFA) and 11 smaller tenancies totalling 2,130 m2 LFA.  The shopping centre will provide 93 car parking spaces to cater for demand. 
A planning scheme amendment is required to rezone the site from the Residential 1 Zone (R1Z) to the Business 1 Zone (B1Z) to allow a ‘shop’ to be a permissible use.  The use of the site will also require the following planning permits:
· Buildings and works associated with a shop under the B1Z;
· Business identification signage associated;
· Dispensation from car parking / loading requirements; and
· Dispensation from bicycle facilities (showers).
The preparation of this report has involved a review of the Greater Geelong Planning Scheme, the draft Corio Norlane Structure Plan and the Greater Geelong Retail Strategy.
This report concludes that the proposed amendment is consistent with the key policies and objectives of the Greater Geelong Planning Scheme and on the basis of a balanced assessment of relevant policy, it is considered that the proposed amendment and development will result in a net community benefit.
The following documents are provided lodged in support of this combined planning scheme amendment and permit application:
· Planning Permit Application Form 
· Certificates of Title;
· Explanatory Report; 
· Concept Layout Plan;
· Landscape Plan incorporating Water Sensitive Urban Design and Stormwater Drainage principles;
· Traffic and Parking Impact Assessment Report (Civil and Traffic P/L); and
· Corio Retail Needs and Catchment Assessment (MacroPlan). 
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Subject Site and Surrounding Context

[bookmark: _Toc328654918]Subject Site

The subject site is located at 12 - 20 Fairbairn Drive, Corio, less than 100 metres (m) from the intersection of the Princes Highway and Broderick Road. The land is an irregularly shaped 8,014m2 (0.8ha) allotment bounded by Broderick Road to the northeast, Pearce Street to the northwest and Fairbairn Drive to the west (see Figure 1).  The subject site is currently vacant.
[bookmark: _Ref328044778]Figure 1	Subject Site
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The subject site is directly adjoining the Aldi supermarket to the east (465 Princes Highway) and two established residential dwellings to south.  Further residential dwellings are located on the opposite side of Fairbairn Drive and the Geelong Harness and Greyhound Racing centre is located on the opposite side of Broderick Road.  The land on the opposite side of Pearce Street is currently vacant with an underlying residential use.

[bookmark: _Toc328654919]Surrounding Context

The subject site is situated in a strategically important location close to the Princes Highway, and within the established residential area of Corio. 
The wider region around the subject site is surrounded by a traditional low density pattern of residential development to the west and southwest. 
The Geelong Homemaker Centre is located to the east of the subject site, on the opposite side of the Princes Highway.  This centre features a number of big box retailers in addition to fast food outlets. Further retail is located further south along the Princes Highway (Harvey Norman and Bunnings). 
Corio Shopping Village is located approximately 2 kilometres (km) southwest of the subject site.  This retail centre contains several large tenancies (i.e. K-Mart and Coles) along with 40+ specialty shops and a food court.  This centre also provides employment services, Centrelink, Australia Post services and Medicare.
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It is proposed to establish a shopping centre adjacent to the existing Aldi supermarket. The shopping centre is proposed to comprise a total leasable floor area (LFA) of 3,267 m2. Specifically, the proposal will involve:
· A major retail tenant covering 1,020 m2 LFA;
· 11 other retail tenancies;
· 94 car parking spaces, including 4 disabled parks; 
· 12 bicycle parts
· Landscaping around the development which has been development using Water Sensitive Urban Design (WSUD) and Stormwater Drainage principles; 
· Vehicle ingress and egress crossover on Broderick Road; 
· Secondary vehicle ingress and egress on Fairbairn Avenue;
· Loading dock located to the south of the major retail tenant; and
· Business identification and advertising signage associated with the proposal. 
The proposal has been developed to maximise pedestrian access opportunities between the existing Aldi supermarket and this proposal.

Built Form
The proposal comprises a single storey, low rise built form character.  The major tenancy in the north east corner has a slightly extended built form to accentuate the structure and differentiate from the neighbouring smaller tenancies.  This major tenancy also have articulated geometric elements, particularly to the Aldi car park and Princes Highway interface, and coloured extended glazing to add visual interest to the development.
Overhanging elements signify tenancy frontages while providing weather protection and, typical of commercial development. Glazing is predominant.
A partially glazed frontage to Pearce Street (i.e. the north-west interface) has been included to ensure the development is not viewed as internally focused.

Car Parking, Access and Pedestrian Movement
A total of 94 car parking spaces are proposed to be provided on-site, including 4 disabled car parking spaces.  The car park is proposed to operate with a one-way circulation pattern providing access to 75 degree angle parking in the central parking.  Other parking if proposed to be 90 degree parking.  Provision has been made for bicycle parking throughout the site with a bicycle rack accommodating 12 spaces near the entry from Fairbairn Drive. 
Vehicular access to the development is proposed to be achieved from Broderick Road and Fairbairn Drive.  Both access points will provide left and right turn entry and exit. The accompanying Traffic Impact Assessment by Civil and Traffic P/L provides further detail in relation to access, car parking, and pedestrian movements. 
Pedestrian movement between this proposed and the adjacent Aldi supermarket has been a key focus of the design of this facility to ensure the two centre operate successfully with each other.  The main pedestrian thoroughfare is proposed in the south east corner of the site which will provide good access between the smaller tenancies and the entrance to Aldi.  This location will also minimise pedestrian vehicle interactions as people move between the centres. 
Pedestrian access is offered around the perimeter of the site, however, it is expected that pedestrian movement between the Aldi store and Princes Highway to Fairbairn Drive will be filtered throughout the centre.
The relocation of the bus stop on Broderick Drive has also been taken into consideration during the design phase.

On-site Facilities
The loading and unloading area is located to the south of the major retail building, and has been sited and designed to minimise the impact on pedestrian and vehicular movements within the site. 
The loading dock has been configured to enable trucks to undertake all vehicle manoeuvres within the site.  It is anticipated that delivery vehicles will enter the site via Broderick Road, and exit via either the Fairbairn Drive crossover or Broderick Road. 
A central uncovered service yard is proposed for the major retail building and smaller tenancies 1 to 7.   Tenancies 8 – 11 will have individual service yards to the south of these tenancies.
Staff toilet facilities are proposed to be located centrally between tenancies 5 and 6. These facilities will be accessible by staff via a locked door.

Landscaping
A landscape Masterplan for the site has been prepared. The site contains no significant vegetation, and as such no vegetation removal is proposed as part of the development.
Water Sensitive Urban Design (WSUD) Integration 
The Landscape Works proposed for this site are based around incorporating the principles of Water Sensitive Urban Design. The principles addressed within this site response are;
Treatment of pavement runoff from car-park and pedestrian areas through bio filtration tree pits, porous paving and raingardens where site conditions allow
Bio infiltration systems design to promote sub surface infiltration of stormwater to minimise site stormwater run off 
Infiltration of roof runoff into proposed raingardens from proposed built form where site conditions allow 
Passive watering of trees and planting through stormwater management
Mitigation of Urban Heat Island Effect from increased paved areas through opportunistic tree planting
Utilisation of wheel stops within car-park design rather than barrier kerb to allow stormwater water runoff to be directed into infiltration areas
Integration of local road catchment and site runoff through roadside bio-infiltration swale (subject to detailed engineering investigations)
Within the central car parking area, raingardens and trees will soften the hard surfaces and provide visual interest when viewed from the surrounding area. Where require ‘culvert’ type pedestrian crossings will be installed to allow water movement around the site to maximise WSUD potential
Large and medium sized canopy trees are also proposed to be planted along the Pearce Street and Fairbairn Avenue interfaces to the development. The Landscaping will feature native trees interspersed with lower level grasses and groundcovers where appropriate. Mid level planting will be minimised unless required for screening to allow for passive surveillance and visual connectivity across the site. 
Advertising Signage
Signage appropriate to a retail area will be provided on the site.  The total area and type of signage provided will be determined once retail tenancies are leased.  
It is expected that the 11 smaller tenancies will exceed the requirements under Clause 52.05; howeer, the major tenancy is likely to exceed the 8 sqm requirement.
[bookmark: _Toc328654921]
Planning Controls

This section of the report outlines the relevant policy context for the proposed rezoning amendment and includes a brief outline of the relevant components of the State Planning Policy Framework (SPPF), the Local Planning Policy Framework (LPPF) and Municipal Strategic Statement (MSS), and the relevant zone and overlay controls. 

[bookmark: _Toc328654922]State Planning Policy Framework 

The State Planning Policy Framework (SPPF) seeks to ensure that land use and development planning policies in Victoria meet the objectives of planning in Victoria as set out in the Planning and Environment Act 1987.

Clause 11 - Settlement
Clause 11 provides specific objectives and strategies in relation to 'Settlement', which states that:
· Planning is to anticipate and respond to the needs of existing and future communities through provision of zones and serviced land for housing, employment, recreation and open space, commercial and community facilities and infrastructure. 

Clause 11.01-2 – Activity centre planning highlights the objectives for development within and around activity centres. The objective of this clause is: 
· To encourage the concentration of major retail, residential, commercial, administrative, entertainment and cultural developments into activity centres which provide a variety of land uses and are highly accessible to the community. 
This clause further seeks to ensure that such centres:
· Improve access by walking, cycling and public transport to services and facilities for local and regional populations.
· Broaden the mix of uses in activity centres to include a range of services over longer hours appropriate to the type of centre and needs of the population served.
· Provide a focus for business, shopping, working, leisure and community facilities.
· Encourage economic activity and business synergies.
· Improve the social, economic and environmental performance and amenity of the centre.
· Ensure Neighbourhood Activity Centres are located within convenient walking distance in the design of new subdivisions.

Clause 11.04-2 – Activity Centre hierarchy relates to metropolitan Melbourne. Whilst not directly relevant to Geelong, it is still useful to consider the strategic policy intent in terms of identified elements of neighbourhood activity centres. In particular the policy specifies that neighbourhood activity centres should be planned to:
· Have a mix of uses that meet local convenience needs.
· Are accessible to a viable user population by walking and cycling.
· Are accessible by local bus services with public transport links to Principal or Major Activity Centres.
· Are an important community focal point.

Clause 11.05 - Regional Development seeks the following:
· To promote the sustainable growth and development of regional Victoria through a network of settlements identified in the Regional Victoria Settlement Framework plan.
This clause seeks to direct urban growth into major regional cities, including Geelong, and in particular includes strategies to deliver high quality settlements by:
· Balancing strategic objectives to achieve improved land-use and development outcomes at a regional, catchment and local level.
· Encouraging an integrated planning response between settlements within regions and in adjoining regions and states.
· Providing for appropriately located supplies of residential, commercial, and industrial land across a region, sufficient to meet community needs.

Clause 15 – Built Environment and Heritage
Clause 15 seeks to ensure that all new land use and development appropriately responds to its landscape, valued built form and cultural context. This clause advances a number of strategies relating to urban design and built form including landmarks, views and vistas; context; public realm; architectural quality; and pedestrian spaces. Of particular relevance is the requirement that development should achieve architectural and urban design outcomes that contribute positively to local urban character and enhance the public realm while minimising detrimental impact on neighbouring properties.
In relation to ensuring that design makes a positive contribution to the safety of the built environment, Clause 15.01-4 seeks to ensure that the design of buildings, public spaces and the mix of activities contribute to safety and perceptions of safety. 
Clause 15.01-5 - Cultural identity and neighbourhood character seeks to ensure development responds to its context and reinforces special characteristics of local environment and place; while clause 15.03-2 seeks to ensure the protection and conservation of places of aboriginal cultural heritage significance. 
Clause 17 – Economic Development
Clause 17 seeks to provide for a strong and innovative economy, where all sectors of the economy are recognised as being critical to economic prosperity. The objective of this clause is:
· To encourage developments which meet the communities’ needs for retail, entertainment, office and other commercial services and provide net community benefit in relation to accessibility, efficient infrastructure use and the aggregation and sustainability of commercial facilities.
The strategies under this clause encourage commercial activities to locate within planned activity centres and provide new convenience shopping facilities to provide for the needs of the local population within, or immediately adjacent to, existing commercial centres. 
Clause 18 - Transport
Clause 18.01 – Integrated Transport aims to create a safe and sustainable transport system by integrating land use and transport. In particular Clause 18.01-1 specifies that access to developments should take advantage of all available modes of public transport and minimise impact on existing transport networks and the amenity of surrounding areas.
Clause 18.02-5 – Car Parking seeks to ensure that an adequate supply of car parking which is appropriately designed and located is provided for all developments.

[bookmark: _Toc328654923]Local Planning Policy Framework and Municipal Strategy Statement
The following clauses of the Local Planning Policy Framework, comprising the Municipal Strategic Statement and Local Planning Policy are relevant to this proposal.
Clause 21 – Municipal Strategy Statement
Clause 21.02 – Sustainable Growth Framework includes a statement that Council will set clear settlement boundaries and consolidate development within those boundaries in a managed way.
Clause 21.03 of the MSS outlines the 'vision' for Greater Geelong. This clause identifies key themes within the Council, including retail and commercial land use, built form and the environment. 
Clause 21.07-3 – Retail relates to retail land uses and includes an objective to facilitate the development of vibrant and viable retail activity centres in accordance with the City of Greater Geelong Retail Activity Centre Hierarchy (map included at Clause 21.07-8). The clause contains a number of strategies and objectives focused on facilitating this outcome, and ensuring that all retail developments, including out of centre developments, within the City of Greater Geelong provide a clear net community benefit. 
Clause 22 – Local Planning Policies
Clause 22.03 – Assessment Criteria for Retail Planning Applications sets out retail assessment criteria which are to be used as a basis for considering applications for new or expanded retail floor space. This clause relevantly seeks:
· To ensure that applications for new centres establish the retail need for such use and development and demonstrate that there are no adverse impacts on the operation of the retail activity centres hierarchy.
· To ensure that applications involving planning scheme amendment in or adjoining existing activity centres clearly establish a retail need for such use and development and demonstrate that there are no adverse impacts on the operation of the retail activity centres hierarchy. 
· To ensure all major retail use and development provide clear net community benefit.
This clause provides a requirement for an economic impact assessment to be prepared to support any planning permit application or planning scheme amendment which increases leasable retail floor area.  The Corio Retail Needs and Catchment Assessment prepared by MacroPlan which accompanies this amendment request and planning permit application. 

[bookmark: _Toc328654924]Zoning and Overlay Controls
The site is included in the R1Z. The purpose of the R1Z is:
· To provide for residential development at a range of densities with a variety of dwellings to meet the housing needs of all households.
· To encourage residential development that respects the neighbourhood character.
· In appropriate locations, to allow educational, recreational, religious, community and a limited range of other non-residential uses to serve local community needs.
Under the provisions of the R1Z, a shop is a prohibited use. It is proposed to rezone the subject site to the B1Z in order to facilitate a mixed use commercial, retail and office development. 
The purpose of the B1Z is:
· To encourage the intensive development of business centres for retailing and other complementary commercial, entertainment and community uses.
Under the provisions of the B1Z, a shop is a Section 1 ‘permit not required’ use, providing that the combined leasable floor area for all shops does not exceed the amount specified in the Schedule to the B1Z. The Greater Geelong Planning Scheme does not specify a maximum leasable floor area for the subject site. 
The B1Z requires a planning permit for the buildings and works proposed as part of the proposed development.
Under the B1Z, advertising signage falls within Category 1 – Business areas, which have ‘minimum limitations’. Signage is assessed against the requirements of Clause 52.05 – Advertising Signs. 
The site is covered by the Design and Development Overlay, specifically Schedule 14 Dwellings over 7.5 metres.  The purpose of the overlay is:
· To ensure that new dwellings and extensions to existing dwellings are compatible with the existing scale and character of adjoining dwellings and of the area.
· To ensure that the height and visual bulk of dwellings are acceptable in the neighbourhood setting. 
This overlay does not directly relate to the proposed use.
[bookmark: _Toc328654925]Particular Provisions
Clause 52.05 – Advertising signs regulates the display of signage.  The purpose of this clause is described as follows:
· To provide for signs that are compatible with the amenity and visual appearance of an area, including the existing or desired future character.
· To ensure signs do not contribute to excessive visual clutter or visual disorder.
· To ensure that signs do not cause loss of amenity or adversely affect the natural or built environment or the safety, appearance or efficiency of a road.
Under the proposed B1Z rezoning,  advertising signage falls within Category 1 for the subject site.  The purpose of Category 1 signage is as follows:
· To provide for identification and promotion signs and signs that add vitality and colour to business areas.
Business identification signs in Category 1 areas do not require a planning permit, except where total signage for a premise exceeds 8 m2 in area. Given that the total area of business identification signage proposed as part of this planning permit application will exceed this requirement, a planning permit will be required for signage on the site. It is anticipated that details of signage will be the subject of conditions of permit.
Clause 52.06 – Car parking seeks to regulate the provision of car parking associated with development.  Clause 52.06-5 specifies the amount of car parking required for particular uses and development. This clause specifies four (4) car parking spaces per 100 m2 of leasable floor area for the use of a ‘shop’.  A permit may be granted to reduce or to waive the number of car spaces required. In the event that a proposal does not meet the minimum car parking requirements, Clause 52.06-6 allows a reduction in the specified rate subject to the assessment of relevant maters being taken into consideration. The following matters area relevant:
· car parking demand likely to be generated by the use; and
· appropriateness of allowing fewer spaces to be provided than the number likely to be generated by the use
The proposed leasable floor area of 2970 m2 will require the provision of 118 car spaces. Therefore, a planning permit is required for dispensation of 24 spaces from the statutory requirements of Clause 52.06.
Clause 52.07 – Loading bays addresses loading and unloading of vehicles, and seeks:
· To set aside land for loading and unloading of commercial vehicles to prevent loss of amenity and adverse effect on traffic flow and road safety.
The area set aside for the loading bay on the concept plan (approximately 75m2) satisfies the minimum area requirements of this clause for a development of this size.
Clause 52.34 – Bicycle facilities sets out the requirements for provision of bicycle facilities and showers. As above, a permit may be granted to reduce or waive these requirements in certain circumstances. 
[bookmark: OLE_LINK10][bookmark: OLE_LINK11]Under the provisions of the Clause, the proposed use of the land for shops generates a requirement for bicycle spaces for employees to be provided at a rate of 1 space to each 600m² of leasable floor area (if the leasable floor area exceeds 1,000m²). For visitors, the rate is 1 to each 500m² of leasable floor area (if the leasable floor area exceeds 1,000m²). This therefore generates a requirement for 12 bicycle spaces ((3,150 m² / 600 m²) + (3,150 m² / 500 m²)). This clause also requires one shower to be provided as greater than 5 spaces will be required for staff.  A permit can be granted to waive this requirement.
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The following policy documents are relevant to this proposal.
Draft Corio Norlane Structure Plan
The Draft Structure Plan is a strategic framework for the future planning and development of Corio Norlane area. The Structure Plan seeks to: 
· Identify the key strategic planning issues facing Corio and Norlane, including community aspirations and needs.
· Identify appropriate planning controls and provide direction on key development sites. 
· Guide investment in public works.
· Support and link local and state government land-use planning and investment decisions for Corio and Norlane within an overall framework.
· Identify new employment opportunities and opportunities for private sector investment in infrastructure. 
One of the key issues identified in the draft Structure Plan under Principle 6, Support opportunities to improve the retail offer for local communities, is the poorly developed hierarchy of shopping centres across Corio and Norlane. As such, Aldi and the adjoining land is flagged as a suitable site for a neighbourhood centre which could improve the retail offer for residents in the Rosewall area, stimulate investment and create employment opportunities. 
The expansion of the Aldi Neighbourhood Centre is listed under the key initiatives for business at the outset of the document with this proposal specifically mentioned in connection to this expansion. 
The following directions support the proposal: 
· rezone land adjacent to the Aldi Supermarket to Business 1 Zone to establish a neighbourhood shopping centre for the Rosewall community. 
· Develop safe and accessible pedestrian access between Aldi Supermarket and the Rosewall neighbourhood. 
The Planning Scheme Implementation (Part B - Implementation Plan) highlights actions that require amendments to the Greater Geelong Planning Scheme to implement the Structure Plan, including rezone land adjacent to the Aldi Supermarket to Business 1 Zone to establish a neighbourhood shopping centre for the Rosewall Community.   
Finally Principle 9 relating to the public transport network includes an action to utilise the ALDI Store area as an interchange for routes 10,11 and 12. This would greatly improve public transport access to the neighbourhood centre from the surrounding area and further support the role of neighbourhood centre within the retail hierarchy.  
Overall the strategy strongly supports the expansion of the Aldi Neighbourhood Centre and associated rezoning and redevelopment of the adjacent land and recognises its importance in improving the retail offer in the Rosewall area, providing employment opportunities and stimulating investment. 
The Draft Corio Norlane Structure Plan went on exhibition from 1 December 2011 to 17 February 2012 and is expected to be formally recognised in the Geelong Planning Scheme, following an amendment process, in mid-2012

City of Greater Geelong Retail Strategy, Essential Economics, 2006
The Greater Geelong Retail Strategy was prepared in 2006 by Essential Economics in order to guide the ongoing development of the retail sector and retail activity centres within Greater Geelong. The Strategy sought to undertake the following:
· to analyse retail development potential for the municipality to 2021;
· to identify the quantum and type of new retail floor space that is supportable in the municipality;
· to identify the appropriate location and format of future retail development; and
· to consider Council and community viewpoints and concerns associated with retail planning and development.
The Strategy proposed a Retail Activity Centre Hierarchy, and introduced criteria for assessing retail development proposals within the municipality. The Greater Geelong Planning Scheme reflects both recommendations within the MSS. 
The Strategy indicated that neighbourhood centres play an important role in providing for the regular shopping needs of residents in the surrounding catchment, and that this typically revolves around the weekly grocery shopping trip. The Strategy described neighbourhood centres as “generally characterised by a range of mainly convenience-related shopping needs, such as newsagent, chemist, hairdresser, green grocer, butcher, takeaway food, etc, and anchored by a supermarket”. 
Neighbourhood centres were categorised according to size as follows: 
· Large Neighbourhood Centres are typically distinguished by their greater level of retail provision (around 5,000m2 to 10,000 m2), their wider trading catchment, and the location of major full-line supermarket brands as major tenants. 
· Small Neighbourhood Centres typically serve a similar convenience related role, but with a smaller (not full-line) supermarket or self-serve grocery store as the anchor tenant.
The Strategy further suggested that there may be opportunities to accommodate a more diversified retail mix in neighbourhood centres. 
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Planning Assessment
This section initially assesses the proposal against the planning scheme requirements based on the assumption that the planning scheme amendment is approved.  This is followed by a strategic assessment of the planning scheme amendment.

[bookmark: _Toc328654928]Planning Permit Assessment
The proposal is considered appropriate when considered from a site layout and built form, amenity, and traffic / car parking perspective, as follows:
Site Layout and Built Form
The design and layout of the proposed retail development was influenced by the following key factors:
· The need to minimise amenity impacts on the adjoining residential area; 
· The need to provide a contiguous and attractive street environment; 
· The need to provide for pedestrian permeability within and around the site;
· The need to provide cycle parking to encourage sustainable transport;
· The need to provide a safe street, built form and car park environment; and
· The need to ensure that the built form appropriately relates to and complements the adjoining Aldi supermarket. 
Accordingly, the layout of the development as shown on the submitted plans proposes to locate the major retail building to the north of the site, with specialty shops to the south and east fronting a proposed car parking area through the centre of the site. 
The proposal is setback from the title boundary on the Fairbairn Drive and Pearce Street interfaces.  The major tenancy is located on the title boundary on the Broderick Road interface.  The setback area landscaped where appropriate.  It is considered that these setbacks are appropriate given the proposed use for retail. 
The tenancies located along the southern boundary are setback 2 m from the boundary with the two residential properties setback at least 4 metres from the boundary.
This boundary provides a direct interface to residential properties.  Is is considered that the setback proposed is suitable given the service yards provide the interface.  It is expected that these service yards will only be used occasionally and therefore reduce any impact associated with this setback.   These tenancies will provide a buffer between the main shopping area and these two dwellings. 
Amenity Considerations
The proposal is not expected to result in any unreasonable amenity impacts to surrounding development. 
Issues relating to overshadowing and overlooking are negligible due to the north-south orientation of the development site. 
The potential amenity impacts of the proposed development are therefore limited to matters of the perceived visual impact of the proposed development as presented to neighbouring dwellings to the south and the west, as well as the potential noise impacts to adjoining dwellings.
The proposed design features and landscaping along the Fairbairn Drive elevation will ensure an articulated façade that presents an open, attractive and inviting frontage to the street and maximises visibility and opportunities for passive surveillance. 
The site adjoins residential properties to the south of the site. The single storey nature of the proposed retail premises located along this boundary will ensure that the visual impact of the development will be minimal. 
The layout of the site has been designed to ensure that a high level of pedestrian amenity is achieved by the proposal. A continuous walkway is facilitated throughout the development to connect footpath access from both Broderick Road and Fairbairn Drive. The footpath will be clearly separated from the car parking and traffic access areas through the use of landscaping and contrasting surfaces to create clear visual delineation. 
The landscaping proposed for the development provides for planting predominantly around the periphery of the site, and interspaced with car parking, in order to create an attractive landscape buffer and appropriately screen the development. 
The use of predominantly native trees, shrubs and grasses will ensure the development complements and respects the existing development pattern and makes a positive contribution to the amenity of the local area. 
The proposed signage is unlikely to result in a significant amenity impact given the proposed use of the site, presence of existing signage and screening potential provided by the proposed landscaping.
The supermarket loading dock, as well as noise associated with traffic movements within the car parking area, could lead to an increased noise environment. 
To address this potential issue, the development has been designed so that the main loading area for the supermarket is located away from the residential interfaces to reduce this impact.  
It is not expected that the proposal will result in a significant increase in noise given the existing retail use of the neighbouring site and the proximity to the Princes Highway.
Traffic and Car Parking
A traffic and car parking assessment of the proposed development has been undertaken by Civil and Traffic Consulting P/L. The assessment involved a review of the number and layout of the car parking spaces that are proposed as part of the development, the access arrangements to the loading dock and the amount of bicycle parking provided. 
The assessment concludes that the proposed parking provision will be sufficient to accommodate the parking demands generated by the development at peak times. 
The assessment identifies several recommendations to assist traffic flows.
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Planning Scheme Amendment
The proposed development will require the subject site to be rezoned from the R1Z to the B1Z.
The explanatory report attached to this application provides an assessment of the proposed amendment against the guidelines is provided within Explanatory Report lodged with this report.  The Explanatory Report provides the following:
· It is considered the this amendment will assist in implementing the objectives of planning in Victoria by providing a new retail and community facility that will be of benefit to the local community, will provide for economic benefit and sustainable use of the land and will provide for fair and orderly development.
· The provision of local facilities will also assist in creating a more sustainable urban structure for the Corio area.
· The proposed development is not expected to result in a significant environmental effect.
· It is considered that the proposal will result in a positive social and economic impact and provide an overall net benefit by improving access to retail goods and services to local residents, improving retail choice and competition, reducing escape expenditure to other centres outside the local area and providing employment in both the local and wider community.
· It is acknowledged that the proposed development will result in economic impacts on other centres both within and beyond the anticipated trade area of the activity area.  However, the impact on any one existing centre is not expected to be significant and is not likely to alter the role served by the existing centres in the future.  The levels of impact are within the bounds of a normal competitive environment.
· The proposal will also lead to an improved built environment which will increase the attractiveness, amenity and safety of the public realm via the sue of built form and landscaping treatments.
· The Corio Norlane Structure Plan is presently being prepared to guide the future growth and development of the area.  It is considered that there is an opportunity to deliver a neighbourhood activity centre or town centre on the subject site through the integration of the existing Aldi supermarket with the proposed development.
Further justification is provided within the Explanatory Report.
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Conclusion
The proposed amendment will facilitate the development of a shopping centre in an established residential area that is currently under provided with convenient retail shopping opportunities. 
The centre will complement the existing Aldi supermarket adjoining the subject and result in an overall benefit to the local community in terms of improved access to a range of shopping and other commercial facilities and will also result in increased local employment opportunities. The proposal will also provide a community focus that is well designed and integrated with the surrounding area. 
The centre has been designed to ensure an attractive presentation to surrounding streets through the use careful articulation and the provision of landscaping. 
The design has sought to minimise potential amenity impacts to neighbouring properties. In particular, the layout of the proposal will ensure appropriate separation of loading docks and vehicles from the residential area.   
The proposed access arrangements to the site are also appropriately located and deliver a functional, efficient and highly accessible car park. The existing road network will also provide an appropriate environment for local traffic management and will ensure that traffic flow in and out of the site will operate smoothly with minimal disruption to the existing road network.
In summary, it is considered that on the basis of a balanced assessment of relevant planning policy, the proposed development will result in an overall net community benefit that will provide a conveniently located local retail centre for the local and wider community. 
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