Planning and Environment Act 1987

greater geelong PLANNING SCHEME

AMENDMENT C247
EXPLANATORY REPORT
Who is the planning authority?

This amendment has been prepared by the Greater Geelong City Council which is the planning authority for this amendment.

The amendment has been made at the request of Spiire Australia Pty Ltd on behalf of Ceremari Pty Ltd.

Land affected by the amendment

The amendment applies to land at 12-20 Fairbairn Drive, Corio.
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What the amendment does

The amendment proposes to:

· Rezone the land from the Residential 1 Zone to the Business 1 Zone (or Commercial 1 Zone if the new suite of zones are approved);

· Amend the City of Greater Geelong Retail Activity Centre Hierarchy contained in Clause 21.07-8 to include the site as a Neighbourhood Activity Centre; and

· Amend Clause 52.28-3 to prohibit the installation and use of gaming machines on the subject land.

Concurrent with the preparation of the planning scheme amendment, a planning permit application is also made pursuant to Section 96A (1) of the Planning & Environment Act 1987, that affects the land.

The planning permit application (366/2011) seeks approval to construct the neighbourhood shopping centre and dispensation from car parking and loading requirements, and approval to erect associated business identification signage. The Centre will contain 3,267 sq m gross floor area, comprising a major tenant of 1,020 sq m of leasable floor area and 11 smaller tenancies totalling 1,950 sq m leasable floor area.  
Other features of the development include:

· 94 on-site car parking spaces, including 4 disabled spaces, and 12 bicycle parks;

· Landscaping as part of the development using water Sensitive Urban Design and stormwater drainage principles;

· Vehicle access and exit via a new crossover on Broderick Road and a secondary access and exit via a new crossover on Fairbairn Drive; 

· Perimeter footpath and formal pedestrian link to the ALDI Store; and
· Loading dock located to the south of the major retail tenant.

The Victorian Government introduced new commercial and industrial zones on 1 July 2013.  The Commercial 1 Zone replaces the former Business 1, Business 2 and Business 5 Zones in the Greater Geelong Planning Scheme.  There will be a period of transition for these changes to be fully reflected in the Planning Scheme Ordinance and on the Planning Scheme Maps.  In the interim, wherever reference is made throughout the Scheme (Ordinance and Maps) to the Business 1, 2 and 5 Zones, the Commercial 1 Zone should be substituted.
Strategic assessment of the amendment 

· Why is the amendment required?

The amendment is required to facilitate the development of the land for a shopping centre.  Under the provisions of the Residential 1 Zone, use of the land for the purpose of a ‘shop’ is prohibited.  Therefore, the land is required to be rezoned to the Commercial 1 Zone which is the appropriate zone for the proposed use.

This amendment includes the concurrent planning permit application for approval of buildings and works associated with the shopping centre (inclusive of car parking and business identification signage).   

Importantly, the amendment is directly consistent with the zoning recommendation for the land set out in the Corio Norlane Structure Plan, which identifies the land for rezoning to the Business 1 Zone (now to become the Commercial 1 Zone).  The amendment will therefore bring forward Council’s preferred land use vision and zoning outcome for this area.
The rezoning will necessitate an amendment to the Retail Activity Centre Hierarchy Map and Table at Clause 21.07-8 of the Greater Geelong Planning Scheme to show a new (Rosewall) shopping centre.
The amendment also includes the prohibition on the installation and use of gaming machines consistent with the retail policy objective to avoid the risk of exacerbating problem gambling. The local policy at Clause 22.57 of the Greater Geelong Planning Scheme directs that gaming machines should be located away from areas of socio-economic disadvantage.
· How does the amendment implement the objectives of planning in Victoria?

The objectives for planning in Victoria listed under Section 4(1) of the Planning and Environment Act 1987 contains the following:

· to provide for the fair, orderly, economic and sustainable use, and development of 
land;

· to secure a pleasant, efficient and safe working, living and recreational environment 
for all Victorians and visitors to Victoria;

· to facilitate development in accordance with the objectives set out [above].
It is considered that 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 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 Rosewall/Corio area.
· How does the amendment address the environmental effects and any relevant social and economic effects? 

Environmental Effects

The amendment is not expected to result in any adverse environmental impacts because the subject land is vacant and contains no significant vegetation. Large and medium sized canopy trees are proposed to be planted which will provide much needed “greening” of an area otherwise devoid of natural features.
Landscaping works proposed for the site are based around incorporating the principles of Water Sensitive Urban Design. The drainage network will be designed and constructed to the satisfaction of Council.

Social Effects
This proposal needs to be considered in the context of the surrounding area. Corio residents and in particular the Rosewall community, are poorly served by local retail choice and employment opportunities. The development will bring welcome new investment in services and infrastructure. The shopping centre will have good exposure to the Princes Highway, Beckley Park and the Geelong Gateway Homemaker Precinct, as well as the co-location benefits with the ALDI Store. 

The amendment includes the prohibition on the installation and use of gaming machines consistent with the retail policy objective to avoid the risk of exacerbating problem gambling. The local policy at Clause 22.57 of the Greater Geelong Planning Scheme directs that gaming machines should be located away from areas of socio-economic disadvantage.

The initial application lodged in April 2011 cited the major tenant as a butcher shop. Other tenancies are not known however the development has the capacity to attract destination based retailers such as a major packaged liquor outlet. The impacts of such a use on nearby residents would need to be carefully considered under Clause 52.27 Licensed Premises, which triggers a planning permit. The purpose of Clause 52.27 is to ensure that the impact of licensed premises on the amenity of the surrounding area is considered.  

Converting this vacant land into a contemporary low-scale retail centre is considered to have positive amenity benefits for residents on the opposite side of Fairbairn Avenue. The buildings will help screen traffic noise and the landscaping and design will be an improvement on the current stark, dull outlook to the ALDI Store and Beckley Park.

The development will substantially improve pedestrian and cycle connections and safety to the ALDI Store, nearby bus stop and across to the Geelong Gateway Homemaker Centre and Beckley Park. The new retail outlets will also provide local residents with convenient places to meet and socialise.

Economic Effects
The subject land was considered in the preparation of the Corio Norlane Structure Plan (CNSP), adopted by the Geelong Council in July 2012. The CNSP provides direction for key development sites and identifies appropriate planning controls to achieve desired outcomes, including private sector investment. 

The Structure Plan identifies the site for rezoning to the Business 1 Zone (now to become the Commercial 1 Zone). Under Principle 6 – Support opportunities to improve the retail offer for local communities, the following comment is made (pp. 16-17):
“The stand-alone Corio Aldi is a suitable site for a second neighbourhood centre and would greatly improve the retail offer available to residents in the Rosewall area.  The site is adjoined by a 0.8 hectare vacant site at 12-20 Fairbairn Drive that can be immediately rezoned to Business 1 Zone to enable the expansion of this centre.  A proposal to rezone this land has already been submitted to the City of Greater Geelong containing plans to develop the site with 3,100 square metres of leasable floor area”.

The proposal is considered to meet a key objective of Clause 21.07-3 Retail – that is, to ensure all major retail developments, and out-of-centre developments, provide a clear net community benefit. 

Clause 22.03 provides assessment criteria for retail planning applications. In line with the policy requirement for an economic impact assessment (EIA) where the development is for 2,000 sq m or more in gross leasable floor area, a Corio Retail Needs and Catchment Assessment was prepared by MacroPlan Australia. 
The MacroPlan assessment concludes that the proposed development would create a more balanced and efficient neighbourhood centre, delivering residents with a greater range and choice of retail goods and services without impacting or undermining the wider retail hierarchy of centres.

The assessment identifies a primary and two secondary catchments from which the new centre will draw trade. With regard to food and grocery retailing, the primary trade area only accommodates the Corio ALDI. Key centres serving the secondary catchments include Corio Village, Bell Post Shopping Centre and the Lara Town Centre – given existing travel patterns and insufficient supermarket offer.

It would be expected that, in addition to the ALDI Store, the proposed larger tenancies will attract customers from the broader catchment. The assessment finds that the secondary trade areas have considerable retail leakage, and demonstrate clear market gap potential to retain some of this food and grocery and convenience retail expenditure leakage within the catchment.
· Does the amendment address relevant bushfire risk?

The proposed development does not present any issues associated with bushfire risk as it is located within an established urban area.
· Does the amendment comply with the requirements of any Minister’s Direction applicable to the amendment?

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

The amendment complies with Ministerial Direction 11 – Strategic Assessment of Amendments. 
· How does the amendment support or implement the State Planning Policy Framework and any adopted State Policy?

The Amendment is considered to be consistent with Clauses 11.01-2 Activity centre planning and 17.01-1 Business of the SPPF by making provision for a conveniently located neighbourhood activity centre to serve the needs of Geelong northern suburb residents. 
· How does the amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
The application is for an “out-of-centre” development according to the Geelong Retail Activity Centre Hierarchy included at Clause 21.07-8 of the Greater Geelong Planning Scheme. The Geelong Retail Strategy was established in 2006, and while the Corio ALDI Store is briefly mentioned, no assessment of its position in the hierarchy was made as a planning scheme amendment was under active consideration at that time.

Council was supportive of the Corio ALDI amendment (approved July 2006). Council acknowledged that the proposed supermarket is not located within an established activity centre however considered demonstrated community benefits for northern suburb residents outweighed the negatives of a stand alone store. 

It could be argued that the proposal is an edge-of-centre development in association with the established ALDI Store. Amendment C247 will entrench the site as a genuine neighbourhood centre, consistent with the Geelong Retail Strategy definition:

“Neighbourhood centres are 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”.
Clause 22.03 outlines a set of criteria against which applications for new retail floor space must be assessed, including out-of-centre proposals. It is considered that the proposed amendment responds appropriately to the nominated criteria, in that the proposal is consistent with the urban context of the surrounding area, will not significantly impact on local amenity, and will result in a net community benefit. 

· Does the amendment make proper use of the Victoria Planning Provisions?
The proposed amendment makes proper use of the Victoria Planning Provisions (VPPs).
The amendment proposes to rezone the subject land to the Commercial 1 Zone, the purpose of which is to encourage the intensive development of business centres for retailing and other complementary commercial, entertainment and community uses. 

In accordance with local policy which directs that gaming machines should be located away from areas of socio-economic disadvantage, Clause 52.28-3 will be amended to prohibit use or installation in the shopping centre.
· How does the amendment address the views of any relevant agency?
The views of any affected agencies will be considered as part of the public exhibition process of the amendment.

· Does the amendment address relevant requirements of the Transport Integration Act 2010?

There are no significant impacts on the transport system defined by the Transport Integration Act as a result of this amendment. The new neighbourhood activity centre will be served by existing public bus routes.
Resource and administrative costs

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

Rezoning the land will have minimal impact on Council’s resource and administrative costs.

Panel hearing dates

In accordance with clause 4(2) of Ministerial Direction No.15 the following panel hearing dates have been set for this amendment:

· directions hearing:  In the week commencing 2 December 2013
· panel hearing:  In the week commencing 20 January 2014
Where you may inspect this Amendment

The above documents are available for public inspection, during office hours at: Greater Geelong City Council, Customer Service Centre, Ground Floor, 100 Brougham Street, Geelong.

The amendment is available for public inspection, free of charge, following places.

	Greater Geelong City Council, Customer Service Centre, Ground Floor, 100 Brougham Street. GEELONG– 8.00am to 5.00pm weekdays 

	‘Have a Say’ section of the City’s website www.geelongaustralia.com.au/council/yoursay  

	Department of Planning and Community Development website at: www.dpcd.vic.gov.au/planning/publicinspection 


Further information

For further information about Amendment C247, please contact the Strategic Implementation Unit at the City of Greater Geelong on (03) 5272 4820 or via email strategicplanning@geelongcity.vic.gov.au 

Written submissions

Submissions about Amendment C247 should be received by Monday 19 August 2013 and addressed to:

The Coordinator

Strategic Implementation

City of Greater Geelong

either by mail to:

· PO Box 104, GEELONG VIC 3220

or by email to:

· strategicplanning@geelongcity.vic.gov.au 
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