Planning and Environment Act 1987
GREATER GEELONG PLANNING SCHEME
AMENDMENT C302
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 Environmental Resources Management Aust. Pty Ltd.
Land affected by the amendment
The amendment applies to 302-306 Aberdeen Street, Manifold Heights.
What the amendment does
The amendment proposes to:
· rezone the western part of the land from Residential 1 Zone to Commercial 1 Zone;
· delete the Design and Development Overlay Schedule 14 from the western part of the land; and
· amend the schedule to clause 52.28-4 to include the whole of the land at 302-306 (even numbers) Aberdeen Street in the strip shopping centre where a gaming machine is prohibited.
Strategic assessment of the amendment 
· Why is the amendment required?
The zoning of the site is an anomaly as over half the title (that fronting Shannon Avenue) is in the Commercial 1 Zone while the rear portion is in the Residential 1 Zone.  A review of the history of the site reveals that the current zoning configuration dates back to the Geelong Region Interim Development Order maps of 1975-1981 and has remained unchanged since then.  A planning permit was also issued in June 1979 allowing for the installation of underground petrol storage tanks.  The portion of the land zoned Residential 1 Zone has been used for commercial purposes for a considerable period of time.
The existing zoning arrangement is considered to be anomalous and the 890 square metres of land proposed to be rezoned will facilitate the orderly planning of the area.  The deletion of the Design and Development Overlay Schedule 14 is appropriate as it only applies to dwellings over 7.5 metres in areas with access to views and in a Residential Zone.
· How does the amendment implement the objectives of planning in Victoria?
The amendment satisfies the following objectives set out in Section 4 of the Planning and Environment Act 1987:
· 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.
Rezoning the land will provide for the orderly development of the land consistent with its place and location in the Shannon Avenue (Newtown) Shopping Centre.
· How does the amendment address the environmental effects and any relevant social and economic effects? 
The proposed rezoning has no environmental implications.  A previous combined amendment and permit application included an on-site environmental assessment conducted by Douglas Partners to provide an indication of the contamination status of the soils and groundwater.  Based on the 32 soil samples taken across the site, no remedial earthworks were considered necessary and the existing soils were considered suitable for future commercial/retail use.  A series of groundwater sampling was also conducted, with Douglas Partners confirming that ground water condition of the site is not considered to warrant active remediation.
The EPA has commented that in light of this environmental site assessment the rezoning will not have any further impact on the beneficial uses of the site.  It recommends that prior to any future development that Council reassess the suitability of the site for the given application as a result of the findings of the Douglas Partners Report.
Noise from any future use impacting on adjacent residential use and any contaminated land from previous service station use, can be addressed with the planning permits for such use.
No adverse social impacts are expected to result from this amendment.
· Does the amendment address relevant bushfire risk?
As the subject land is in the middle of an established urban area within Geelong, it is considered to have no bushfire risk.
· Does the amendment comply with the requirements of any Minister’s Direction applicable to the amendment?
The Ministerial Direction on the ‘Form and Content’ of Planning Schemes sets out the requirements for the format of Planning Schemes across Victoria.  The proposed amendment is consistent with this direction and proposes to include an existing VPP Zone and a revised zoning and overlay map within the Greater Geelong Planning Scheme.
Ministerial Direction No.1 ‘Potentially Contaminated Land’ requires a planning authority to satisfy itself that the environmental conditions of that land are or will be suitable for that use.  There is no current proposal to develop the land for a ‘sensitive use’ although it is recognised that the site has been previously issued a planning permit for the installation of underground storage tanks.
It was noted in a previous rezoning request for this site that an on-site environmental assessment was undertaken by Douglas Partners to provide an indication of the contamination status of the soils and groundwater of the site.
The report stated that the underground storage tanks, fuel bowsers and mechanical hoists were removed and based on soil samples taken, no remedial earthworks are considered necessary.  In addition to that, Douglas Partners previously confirmed that the ground water condition at the site is not considered to warrant active remediation.
Lastly, Ministerial Direction No. 11 ‘Strategic Assessment of Amendments’ applies to the preparation of all planning scheme amendments other than ‘a correction to a planning scheme’.  This Explanatory Report provides the strategic evaluation required by this Direction.
· How does the amendment support or implement the State Planning Policy Framework and any adopted State policy?
The State Planning Policy Framework generally encourages the development of a range of land uses which are complementary to surrounding areas.  The proposed amendment seeks to rectify an anomaly in the zoning of this property to reflect the anticipated (previous and ongoing) future land use.  This transparency of land use is consistent with the goals of the SPPF at clause 10.02 which seeks ‘to provide for the fair, orderly, economic and sustainable use and development of land’.
The proposal to rezone this portion of the site is also consistent with the ‘Activity Centre’ objectives of Clause 11.01 and 11.04-2 by clarifying the intent of this land parcel which will enable ‘appropriately located’ commercial land uses to utilise the site within an existing activity centre.  In turn, this will provide certainty to the community and the local economy thereby meeting the requirements of Clause 17.01.
· How does the amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
The rezoning will reflect and further support the status of land as a part of the Shannon Avenue (Newtown) Neighbourhood Centre by enabling the western portion of the site to be used for commercial land use purposes (an intention clearly contemplated in the past use of the site as a petrol station and its current designation under Clause 21.07.
The clarification of land use will further promote and enhance the development potential of the site for a commercial purpose, consistent with the objectives of a Neighbourhood Centre (Clause 21.07).
The increase in commercial land area (approximately 890m2) will be negligible on the broader context of the neighbourhood centre which currently contains approximately 4,100 square metres of retail floor space.  The rezoning will not significantly alter how the land has previously been used (i.e. commercial).
The Greater Geelong Retail Strategy (June 2006) is a reference document in the Planning Scheme and provides a hierarchy of preferences for the location of new retail development.  Preference is given to sites located within existing identified activity centres.  If no sites are available within existing activity centres, the next preference is for ‘edge-of-centre’ sites.  Given the subject site is in two zones, the proposed rezoning can be classified as both ‘in-centre’ and ‘out-of-centre’ development, and will extend the Commercial 1 zoned land westward to the title boundary.
The rezoning is considered to be consistent with the principles and actions identified in the Retail Strategy, including supporting the retail hierarchy, to consolidate activities in Centres, to consolidate the network of local convenience centres and to ensure continuity of retail frontage where possible.
The Strategy acknowledges that the retail sector plays an important role in generating jobs and incomes, and that significant population growth is forecast for the Geelong region.  Policies to promote higher density living close to activity centres and the identification of the Fyansford area for infill urban growth (located 2km to the west of the site) further support the need for new retail floor space as well as to enable the redevelopment and improvement of existing retail floor space.
· Does the amendment make proper use of the Victoria Planning Provisions?
The title known as 302-306 Aberdeen Street, Manifold Heights is currently in two zones.  It is appropriate and proper for all land within a title to be included in the same land use zoning.  As over 50% of the land is included in the Commercial 1 Zone, it has been considered appropriate to rezone the residential 1 zoned portion of the land to Commercial 1 Zone.  This is the correct zone to apply for land in Activity Centres.
In conjunction with this, it is proposed to remove the Design and Development Overlay (Schedule 14) which applies to the residential portion of the land.  The deletion of DDO14 is appropriate in this instance as it applies to ‘dwellings over 7.5 metres in areas with access to views’ and has run concurrent with Residential Zones.  It is no longer necessary with a Commercial Zone.
With the whole of the land at 302-306 Aberdeen Street proposed to be included in the Commercial 1 Zone, the western part of the land becomes incorporated within the Aberdeen Street Shopping Centre Newtown and part of the activity centre.  It is therefore appropriate to amend the description of the Shopping Centre in the Schedule to Clause 52.28-4 of the Scheme to ensure that all of the land within the Centre is one where a gaming machine is prohibited.
· How does the amendment address the views of any relevant agency?
VicRoads has outlined to Council the requirements for any future planning permit application for use and development of the site, in particular for access to and egress from the site off the two major roads, Aberdeen Street and Shannon Avenue.
The EPA has recommended that prior to any future development on the site that Council reassess the suitability of the site in light of the findings of the Douglas Partners Report.
· Does the amendment address relevant requirements of the Transport Integration Act 2010?
The amendment is unaffected by the requirements of the Transport Integration Act 2010.
Resource and administrative costs
· What impact will the new planning provisions have on the resource and administrative costs of the responsible authority?
The new planning provisions will have a negligible impact on the resource and administrative costs of Council.
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 of 23 June, 2014
· panel hearing:  to commence in the week of 28 July, 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 State Development, Business and Innovation website at http://www.dpcd.vic.gov.au/planning/publicinspection


Further information
For further information about Amendment C302, please contact the Strategic Implementation Unit at the City of Greater Geelong on (03) 5272 4845 or via email strategicplanning@geelongcity.vic.gov.au
Written submissions
Submissions about Amendment C302 should be received by 31/03/2014 and addressed to:

The Coordinator
Strategic Implementation
City of Greater Geelong

either by mail to:
1. PO Box 104, GEELONG VIC 3220
or by email to:
1. strategicplanning@geelongcity.vic.gov.au
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