Planning and Environment Act 1987
GREATER GEELONG PLANNING SCHEME
AMENDMENT C277
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 partly at the request of Environmental Resources Management Australia Pty Ltd for Lascorp Developments (Aust) Pty Ltd and is partly Council initiated.
Land affected by the amendment
The amendment applies to four properties:
· 92-100 Melaluka Road, Leopold (the northern expansion site).
· 621-639 Bellarine Highway, Leopold (the southern expansion site).
· 641-659 Bellarine Highway, Leopold (the existing shopping centre).
· 1-89 Hoares Lane, Leopold (drainage reserve site)
What the amendment does
The amendment facilitates the expansion of the existing Leopold Gateway Plaza shopping centre to a sub-regional activity centre and provision of a new drainage reserve.  
The amendment proposes to:
· Rezone 621-639 Bellarine Highway, Leopold from Farming Zone (FZ) to Commercial 1 Zone (C1Z);
· Rezone the north east corner of 1-89 Hoares Lane, Leopold from Farming Zone to Public Park and Recreation Zone (PPRZ);
· Amend the Schedule to the Commercial 1 Zone (C1Z) to include a floor space limit of 30,000 sq metres for Shop for 621-639 and 641-659 Bellarine Highway, Leopold;
· Insert a new Schedule 29 to Clause 43.04 Development Plan Overlay (DPO29);
· Apply DPO 29 to 92-100 Melaluka Road, 621-639 and 641-659 Bellarine Highway, Leopold;
· Amend Schedule 3 to Clause 52.28 Gaming to prohibit gaming machines in the Leopold Sub Regional Activity Centre.
Concurrent with the preparation of the planning scheme amendment, two planning permit applications are also made pursuant to Section 96A (1) of the Planning & Environment Act 1987.
Planning permit application 944/2012 is for building and works associated with the expansion of the existing neighbourhood activity centre to a sub-regional size activity centre, for the use of land for office purposes (including an expansion to the existing medical centre), the use of land for a restricted recreation facility (gymnasium), as well as dispensation from the car parking provisions of Clause 56 of the Scheme and the removal of native vegetation. 
Planning permit application 1116/2013 is for a 2 lot subdivision of 1-89 Hoares Lane, Leopold to create a 0.8 ha drainage reserve.
Strategic assessment of the amendment 
Why is the amendment required?
The southern expansion site is currently zoned Farming Zone (FZ).  Under the provisions of the FZ the use of land for the purpose of a ‘shop’ is prohibited.  To facilitate the expansion of the existing activity centre to a sub-regional size, the land currently included in the FZ needs to be rezoned.  
The Commercial 1 Zone (C1Z) is the most appropriate zone to facilitate the development of an activity centre.  Accordingly it is proposed to rezone the southern expansion site to the C1Z with a floorspace ‘cap’ in the Schedule to the Zone of 30,000 square metres (a figure which includes both the existing ‘shop’ floor area and that proposed by the expansion).
The Development Plan Overlay is required to ensure detailed planning matters are addressed prior to granting of a planning permit and to coordinate expansion of the activity centre across the three land titles.
The rezoning of the northeast of 1-89 Hoares Lane to Public Park and Recreation Zone (PPRZ) is necessary to facilitate a new drainage reserve to deal with stormwater flows from the expanded shopping centre.
The addition of the site to Schedule 3 to Clause 52.28 Gaming will prohibit gaming machines in the Leopold Sub Regional Activity Centre consistent with the Gaming policy at Clause 22.57 of the Scheme. 
How does the amendment implement the objectives of planning in Victoria?
The amendment implements the objectives of planning in Victoria as outlined in Section 4 of the Planning and Environment Act 1987. The Amendment will provide for the fair, orderly, economic and sustainable use and development of the land by providing a sub regional activity centre to better meet the needs of the local and regional community and provide net community benefit.
How does the amendment address the environmental effects and any relevant social and economic effects? 
The proposed development is not expected to result in any significant environmental effects.
The site is vacant and contains very limited vegetation.   Whilst a permit is required for native vegetation removal (relating to the removal of some River Red Gums), the ecological assessment that has been undertaken concludes that the trees are not significant and that off-set planting will result in a sustainable conservation outcome.
The site does not fall within an area considered to be of cultural heritage significance.  
In terms of stormwater and drainage issues, a new drainage reserve on the south side of Bellarine Highway is proposed.  This will include a stormwater detention and sedimentation basin and a bio-filtration system to improve water quality.  The stormwater will eventually drain to Reedy Lake via an existing channel that runs across farmland south from the Gateway Sanctuary. 
The proposed Amendment is expected to result in positive social and economic outcomes.  
The proposed expansion of the centre is expected to result in a significant number of new jobs being created both during the construction phase of the project and once the sub-regional centre is fully operational.  On this basis, the project will result in significant economic benefits both to the Leopold community, the Bellarine Peninsula and the Greater Geelong municipality.  
The proposal is also expected to result in significant social benefits given:
· the provision of a ‘town plaza’ area at the eastern end of the centre on Melaluka Road with direct pedestrian access across to the adjoining recreation reserve;
· the provision of shops, cafes, restaurants, taverns etc on Melaluka Rd to provide Leopold with a true “main street” shopping strip;
· the greater range of retail products and services that will be available to both the Leopold residents and residents of the Bellarine Peninsula in a conveniently accessible location as a result of the expanded existing supermarket, the proposed new supermarket, the two discount department stores and the range of speciality stores that are proposed; 
· the provision of a number of other non-retail facilities including an expanded medical centre, the gymnasium and the office floorspace.  
Does the amendment address relevant bushfire risk?
The sites for the expanded activity centre are generally cleared farmland with some buildings and a small amount of scattered native vegetation. The site has good access from surrounding roads and is not expected to create any increase in bushfire risk.
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 supports the relevant policies of the SPPF, as outlined below.  
Clauses 11.01 Activity Centres - the proposal seeks to expand an existing activity centre that will enable the provision of a concentration of retail, commercial, medical and recreational facilities in a highly accessible location with convenient access available via walking, cycling, public transport and private vehicle
Clause 11.05 Regional Development - the Amendment will promote the sustainable growth of one of Victoria’s major regional cities and thus further promote the development of Regional Victoria.  
Clause 15 Built Environment and Heritage – the Amendment will result in an expanded activity centre that will contribute positively to the local urban character and public realm  through the provision of a new town plaza, activation to Melaluka Road and carefully designed interfaces to ensure appropriate and safe connections with surrounding land uses (in particular, the recreation reserve to the east).
Clause 17.01-1 Business – support for the proposal meets the Objective to “encourage development which meet the communities’ needs for retail, entertainment, office and other commercial services and provides net community benefit…”.  The Strategy “A five year time limit for commencement should be attached to the planning approval for all shopping centres or expansions of over 1,000 square metres in floorspace” will be dealt with by the planning permit.
Clause 18.01 Integrated Transport – the proposal broadly complies with the objectives and strategies for land use and transport planning, movement networks, cycling, public transport, management of the road system and car parking.
How does the amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
The Amendment responds appropriately to the MSS clauses and Local Policies of the Scheme, as follows:
Clause 21.07-3 Retail - the proposal meets the objectives of this clause including: “to facilitate the development of vibrant and viable retail activity centres..” that provide a “..clear net community benefit” and “avoid the risk of exacerbating problem gambling”. The proposal achieves many of the requirements of the strategy to encourage a “mix of retail, office, cafes, entertainment, housing, education and community facilities to locate within activity centres”.
Clause 21.07-8 City of Greater Geelong Retail Activity Centre Hierarchy - the Amendment will facilitate a sub-regional activity centre at Leopold which is nominated for this purpose in the Retail Hierarchy Table and Map.  
Clause 21.14 - 2 The Bellarine Peninsula – the specific strategies relating to Leopold include:
· Support Leopold as a Sub Regional Retail Activity Centre for the Bellarine Peninsula that also provides local community, recreational and employment facilities to Leopold’s residents.   
· Encourage the northerly expansion of the Sub Regional Retail Activity Centre, ensuring any development integrates with the existing centre and surrounding community facilities, and enhances its appearance and functionality.
Clause 21.14-3 Implementation – the amendment is generally consistent with the “applying zones and overlays” section in relation to Leopold which includes:
· Apply a combination of business zones, a Design and Development Overlay and a Development Plan Overlay to facilitate the expansion of the Leopold Sub Regional Activity Centre.
Clause 21.14 References  – the amendment and permit application are consistent with two of the reference documents listed at this clause being the Leopold Structure Plan 2011 (amended 2013) and the Leopold Urban Design Framework 2011.
Clause 22.03 Assessment Criteria for Retail Planning Applications – this local policy applies where a planning scheme amendment or planning permit application proposes new or expanded provision of retail floor space within the municipality. The policy requires that issues of retail demand, retail supply, escape spending, impact on existing retail facilities, net community benefit, and design and location be addressed in all retail development proposals. The economic assessment submitted with the application and Council’s independent assessment indicate the proposal can proceed (in a staged manner) without major impact on existing centres.
Clause 22.57 Gaming - the addition of the site to Schedule 3 to Clause 52.28 Gaming will prohibit gaming machines in the Leopold Sub Regional Activity Centre consistent with the Gaming policy at Clause 22.57 which discourages gaming machines on sites within the main transport, shopping, community and civic functions of an activity centre.
Does the amendment make proper use of the Victoria Planning Provisions?
The Commercial 1 zone is the appropriate zone for an activity centre.  The Public Park and Recreation Zone will reflect the ultimate public use and ownership of the proposed drainage reserve. The 2 lot subdivision permit will subdivide the reserve from the parent title along the proposed zone boundary between PPRZ and the Farming Zone.  The permit will create a reserve and hence the land will be in public ownership.
The DPO is an appropriate tool to ensure detailed planning and engineering issues are dealt with across both expansion sites prior to development occurring.
The use of Clause 52.28 is the appropriate tool to control gaming machines in a shopping centre.
How does the amendment address the views of any relevant agency?
The views of key government agencies such as Vic Roads, Barwon Water and the Corangamite Catchment Management Authority will be sought as part of the exhibition of the amendment and permits.  These authorities did not raise any fundamental concerns with the activity centre expansion as part of Amendment C254 which implemented the Leopold Structure Plan and Urban Design Framework into the planning scheme.
Does the amendment address relevant requirements of the Transport Integration Act 2010?
The site adjoins Bellarine Highway which is an arterial road under the control of Vic Roads.  It is likely that a new signalised intersection will be required at the intersection of the Bellarine Highway and Clifton Ave.  This will be confirmed with Vic Roads as part of the exhibition process.
Resource and administrative costs
What impact will the new planning provisions have on the resource and administrative costs of the responsible authority?
The amendment will not have any significant impact on the resources or administrative costs of Council as all infrastructure costs will be funded by the developers via a Section 173 Agreement and planning permit conditions.
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:  week starting 10 February 2014
· panel hearing:  week starting 10 March 2014
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, 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 Transport, Planning and Local Infrastructure website at: www.dpcd.vic.gov.au/planning/publicinspection


Further information
For further information about Amendment C277, 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 C277 should be received by 25 November 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








