
Planning and Environment Act 1987

greater geelong PLANNING SCHEME

AMENDMENT C283
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 initiated by the Greater Geelong City Council.
Land affected by the amendment

The amendment applies to all land within the Drysdale Urban Design Framework study area boundary, as shown on the following map:
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What the amendment does

The amendment is a combined rezoning and planning permit application pursuant to Section 96A  of the Planning and Environment Act 1987. 

The amendment proposes to make changes to the following zone, overlay and ordinance provisions of the Greater Geelong Planning Scheme:

1. Update the Municipal Strategic Statement to:

· Amend Clause 21.14 The Bellarine Peninsula by changing the Drysdale Clifton Springs Structure Plan map at sub-clause 21.14-10, together with related ordinance changes.

2. Amend the Planning Scheme zone maps to:

· Rezone land at 8-14 and 20-22 Collins Street and 19-23 Murradoc Road, Drysdale from Residential 1 and Commercial 2 Zones to Commercial 1 Zone.

· Extend the existing business area along Murradoc Road up to the Drysdale Bypass reservation by rezoning land from Rural Living and Farming zones to Commercial 2 zone.  

3. Amend the Planning Scheme overlay maps and associated schedules to:

· Insert a new Design and Development Overlay map and associated Schedule 32 to apply to the Commercial 2 zone. 

· Insert a new Design and Development Overlay map and associated Schedule 33 to apply to the Commercial 1 zone.  

The planning permit application (Permit Ref No 1060/2013) is for the construction of buildings and works in association with the proposed bus depot for McHarrys Buslines at 97 – 105 Murradoc Road, Drysdale (marked with an asterisk on the preceding map). 

Strategic assessment of the amendment 

· Why is the amendment required?

The amendment is required to implement the findings of the Drysdale Urban Design Framework. This document was adopted by Council at its’ 28 August 2012 meeting.

Clause 21.14 of the Greater Geelong Planning Scheme acknowledges the need for additional work to be undertaken for the Drysdale Town Centre, specifically stating under the ‘Further work’ section:

Develop and implement an Urban Design Framework for the Drysdale town centre, including the Business 4 zoned land along Murradoc Road.

This amendment is required to give effect to the objectives and guidelines contained within the Drysdale Urban Design Framework. In order for the new objectives and guidelines to have statutory weight in the consideration of planning permits and rezoning requests, it is necessary for the Drysdale Urban Design Framework to be included in the Greater Geelong Planning Scheme. The accompanying zone and overlay changes are required to give effect to the recommendations contained within the Urban Design Framework.

McHarrys Buslines has purchased land in the proposed extended business area in Murradoc Road.  It is logical to consider all necessary planning approvals for the McHarrys site in conjunction with Amendment C283. 
· How does the amendment implement the objectives of planning in Victoria?

The amendment implements the objectives of planning in Victoria pursuant to Section 4 of the Planning and Environment Act 1987 by providing for the fair, orderly and sustainable development of land where environmental, social and economic effects are recognised.
· How does the amendment address the environmental effects and any relevant social and economic effects? 

No environmental impacts are foreseen as a result of this amendment insofar as it proposes to apply additional planning guidelines to an established urban area.   Ecological and tree assessment reports prepared to assess the Murradoc Road rezoning and the McHarrry’s permit application have not identified any adverse environmental impacts.   

Implementing the recommendations of the Drysdale Urban Design Framework are intended to provide a positive social outcome by ensuring the creation of a vibrant shopping and business precinct with a distinctive village character where the community can shop, work, recreate and socialise. 

The amendment will provide strong economic benefits by maximising site development opportunities and the prospect of future employment creation. 
· Does the amendment address relevant bushfire risk?

There are no relevant bushfire risks as a result of this Amendment. The site is not identified as being bushfire prone.
· 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 is also consistent with Ministerial Direction 11 Strategic Assessment of Amendments as the Explanatory Report includes all requirements to be met.
· How does the amendment support or implement the State Planning Policy Framework and any adopted State policy?
The Amendment supports a number of State policies. Clause 11 Settlement of the SPPF encourages 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. The Clause requires planning authorities to facilitate the orderly development of urban areas through the preparation of strategic plans.

Clause 15.01 Urban Environment seeks to create urban environments that are safe, functional and provide good quality environments with a sense of place and cultural identify.   The Amendment will implement the recommendations of the Drysdale Urban Design Framework which encapsulates these objectives.   

Clause 17.01-1 Business seeks to encourage development which meets the community’s need for retail, entertainment, office and other commercial services and provides net community benefit in relation to accessibility, efficient infrastructure use and the aggregation and sustainability of commercial facilities.   The proposed amendment will assist in implementing these objectives. 

Clause 19.03 sets out design principles that must be taken into account in the design of urban places and buildings. These design principles include context, public realm, landmarks, views and vistas, pedestrian spaces, heritage, consolidation of sites and empty sites, energy and resource efficiency, architectural quality and landscape architecture.  

The preparation of the Drysdale UDF has considered these design principles as well as the Activity Centre Design Guidelines and the DPCD practice note Urban Design Frameworks. This practice note provides a framework for what should be considered and included within a UDF.
· How does the amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
During the preparation and adoption of the Drysdale Urban Design Framework full consideration was given to all adopted Council policies many of which are incorporated into the Municipal Strategic Statement.  In particular, Council’s adopted Drysdale Clifton Springs Structure Plan, as referred to in Clause 21.14, specifically recommends that an Urban Design Framework for the town centre be prepared.  Amendment C283 will implement the recommendations of the Urban Design Framework.  

Clause 21.14 also currently includes a number of objectives that relate specifically to the recommendations of the Urban Design Framework and this Amendment C283:

· Reinforce the Drysdale Town Centre as the primary retail centre including the development of an additional supermarket.

· Confine future development of a service business or industrial nature in the identified precinct along Murradoc Road.

· Provide additional bicycle and pedestrian opportunities throughout the town including new footpaths and bicycle lanes.

The Amendment proposes to update Clause 21.14 to have regard to the recommendations of the Drysdale Urban Design Framework.  
· Does the amendment make proper use of the Victoria Planning Provisions?

The Amendment makes proper use of the Victoria Planning Provisions by applying the new Commercial 1 and 2 zones and introducing new Design and Development overlays.  

· How does the amendment address the views of any relevant agency?

The Drysdale UDF has principally been informed by an Enquiry by Design workshop and report. A two day workshop was held in December 2011. The City of Greater Geelong invited a diverse range of stakeholders from across State Government, key agencies and the Drysdale community.

VicRoads is a key stakeholder in delivering the vision and many of the objectives of the Drysdale UDF. VicRoads, as the managing authority for the Murradoc Road / High Street intersection and the responsible authority for the acquisition of land and construction of the Drysdale Bypass, has advised on the analysis and planning for these projects.
· Does the amendment address relevant requirements of the Transport Integration Act 2010?

The surrounding road network is considered capable of accommodating all proposed uses and development resulting from this amendment.   There are no significant impacts on the traffic system defined by the Transport Integration Act as a result of this Amendment.  
Resource and administrative costs

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

Administering the new provisions resulting from this amendment will have minimal impact on the resource and administrative costs of the responsible authority.

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 commencing 28 April 2014.  
· panel hearing: week commencing 26 May 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 

	Greater Geelong City Council, Drysdale Customer Service Centre (inside the library), 18-20 Hancock Street – 9.00am to 5.00pm weekdays

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

	at the Department of Transport, Planning and Local Infrastructure website, www.dpcd.vic.gov.au/planning/publicinspection


Further information

For further information about Amendment C283, 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 C242 should be received by Monday 24th February 2014  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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