Planning and Environment Act 1987

greater geelong PLANNING SCHEME

AMENDMENT C297
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 ERM Australia on behalf of Coles Group Property.
Land affected by the amendment

The Amendment applies to land at 32 Murradoc Road, Drysdale.
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What the amendment does

The Amendment proposes to:

· Rezone the land from the Commercial 2 Zone to the Commercial 1 Zone.
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 at 24-26, 28-30 and 32 Murradoc Road, Drysdale.
It is noted that the land at 24-26 and 28-30 Murradoc Road, Drysdale is presently in the Commercial 1 Zone.
The planning permit application (765/2013) seeks approval for buildings and works to construct a supermarket, the display of identification signage, a reduction of car parking requirements, the alteration of access to a road in a Road Zone Category 1 and to create a carriageway easement. 
The proposed Coles supermarket, including a Liquorland, will have a total floor area of 3,892 square metres supported by 146 car parking spaces and loading bays. The car parking layout is integrated with the adjacent ALDI store, as are entry/exit arrangements off Murradoc Road.

Other features of the development include:

· A 2 metre wide dedicated pedestrian boardwalk located parallel to the supermarket and parking areas to provide direct thru-access from Murradoc Road to the newly developing residential estate to the south.
· A site stormwater management plan that captures and treats runoff and 100 year ARI overland flows by using a bio-retention lineal treatment system under the boardwalk.
· A contemporary building design achieving a maximum height of 8.96 metres with clear glazing and entry façade fronting Murradoc Road and glazing along the western elevation (fronting the pedestrian walkway).
· A 12 metre wide open landscaped setback from Murradoc Road consistent with the neighbouring ALDI store.
Strategic assessment of the amendment 

Why is the amendment required?

The Amendment is required to facilitate the development of the site for a full-line supermarket.  The land at 32 Murradoc Road 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 supermarket. 

Importantly, the Amendment is consistent with Council’s adopted Drysdale Urban Design Framework 2012. The framework seeks to improve the functionality of the Drysdale Town Centre by providing guidance on future growth and development, built form, streetscapes, traffic and pedestrian movements, car parking and land use. 

The overall framework plan identifies the site for retail, with objective No. 15 stating “Support the development of large format retail on this site (supermarket)”. The amendment will therefore bring forward Council’s preferred land use vision and zoning outcome for this area.
The Amendment and proposed supermarket will also assist in the ongoing revitalisation of Murradoc Road within Drysdale’s core business district and “book-end” the convenience retail options for shoppers.
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 improved competition in the local food and grocery sector, more employment opportunities and strengthening the role of the Drysdale Town Centre. 
How does the amendment address any environmental, social and economic effects? 

Environmental Effects

The rezoning and development are not expected to result in any adverse environmental impacts because the subject land is vacant and contains no significant vegetation. 
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 and cater for peak overland flow paths.
Social Effects

The proposal will strengthen the role of the Drysdale Town Centre, an important civic and community meeting place for northern Bellarine residents. 
Economic Effects

Clause 22.03 of Council’s Municipal Strategic Statement provides assessment criteria for retail planning applications. It is policy that an economic impact assessment provides an assessment of any likely impact on existing or planned (i.e. approved) retail facilities. 

An economic impact assessment by MacroPlan Dimasi dated May 2014, prepared for the Coles Property Group, concludes that the economic and social benefits of the proposal significantly outweigh any impacts that may occur on commercial competitors. The assessment does acknowledge that impacts are likely to be experienced by some competitive facilities throughout the main trading area.

An independent retail analysis and impact assessment finds that with the addition of the Coles, the Drysdale commercial centre as a whole would expand its sales from a notional $64 million to $89 million in 2016. A net gain of 15 jobs will be created according to the review.
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 planned, conveniently located supermarket in the Drysdale Town Centre. 
How does the amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
The most relevant local policies to be considered in the assessment of this Amendment are addressed as follows:

Clause 21.07 Economic Development

The strategy notes that the City of Greater Geelong Retail Activity Centre Hierarchy has been established to articulate the role and function fulfilled by centres of different sizes. A key objective is to facilitate the development of vibrant and viable retail activity centres in accordance with the retail hierarchy.

The proposed Coles supermarket will strengthen the role and function of the Drysdale Town Centre. Town Centres are identified in the Hierarchy as the focus for convenience shopping and community facilities serving the surrounding township and rural hinterland. Neighbourhood centres play an important role in providing for the regular shopping needs of residents of their respective surrounding catchments.

Clause 21.14 The Bellarine Peninsula

Drysdale/Clifton Springs is recognised as a hub for development and service provision on the Bellarine. One of the strategies for Drysdale/Clifton Springs is to reinforce the Drysdale Town Centre as the primary retail centre including the development of an additional supermarket. The clause, under ‘further work’, identifies the bowling club site for a supermarket however this location was not considered suitable in the Drysdale Urban Design Framework 2012.  

Another strategy is to support the development of the Jetty Road Urban Growth Area. A number of stages for residential subdivision have been approved and constructed or are under construction. Likewise, land has been rezoned to the Commercial 1 Zone for a neighbourhood activity centre.  

Clause 22.03 Assessment Criteria for Retail Planning Applications
This local policy sets out retail assessment criteria which are to be used as a basis for considering applications for new or expanded retail floor space. The information submitted to support the Amendment and Permit, particularly with an updated economic impact assessment that captures the Jetty Road NAC, is considered appropriate.
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 part of the supermarket site 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. 

How does the amendment address the views of any relevant agency?
The views of any affected agencies were considered during the preparation of the draft planning permit for exhibition. This included VicRoads, the responsible authority for the management of Murradoc Road.
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 supermarket 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.
Where you may inspect this Amendment

The amendment is available for public inspection, free of charge, at the 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, Customer Service Centre, 18-20 Hancock Street DRYSDALE (inside the library) – 9.00am to 5.00pm weekdays

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


The Amendment can be inspected free of charge at the Department of Transport, Planning and Local Infrastructure website at: www.dtpli.vic.gov.au/ publicinspection
Submissions

Any person who may be affected by the amendment may make a submission to the planning authority. Submissions about the amendment must be received by Monday 4 August 2014.
A submission must be sent 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 

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 13 October 2014
· Panel Hearing:  In the week commencing 10 November 2014
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