Planning and Environment Act 1987

GREATER GEELONG PLANNING SCHEME

AMENDMENT C306
EXPLANATORY REPORT

Who is the planning authority?

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

The amendment has been made at the request of the TGM Group Pty Ltd on behalf of multiple landowners.
Land affected by the amendment
The amendment applies to the following properties: 10, 20, 30, 40, 46, 50, 60 Osterlund Court; 72-76, 75, 78, 80, 82, 84, 85, 95, 105, 125 Curletts Road; 90, 110, 120, 130, 145 Forest Rd North; 235 and 245 Windermere Rd, Lara VIC 3212. (See map below).
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What the amendment does
Amendment C306 rezones land in the Curletts Road area of Lara from the Rural Living Zone to the Low Density Residential Zone and applies the Design and Development Overlay to the land to be rezoned.
More specifically, the amendment will:
· Rezone land in the Curletts Road area from the Rural Living Zone to the Low Density Residential Zone.

· Amend Planning Scheme Map No. 18 to apply Clause 32.03 Low Density Residential Zone to the affected land in the Curletts Road area.

· Amend Planning Scheme Map No. 18DDO to apply Clause 43.02 Design and Development Overlay to the affected land in the Curletts Road area.

· Insert a new Schedule 34 to Clause 43.02 Design and Development Overlay for the affected land in the Curletts Road area, Lara.

Note:

As a consequence of the State Government’s reforms to the Low Density Residential Zone, land can be subdivided to 2,000 sq m where connected to the reticulated sewerage network. Council’s can prepare schedules to the Zone prescribing a minimum lot size. A schedule to the LDRZ is in the Greater Geelong Planning Scheme restricting these areas to 0.4ha. This is an interim measure. A separate planning scheme amendment process (Amendment C309) is currently underway to introduce two new schedules (Schedule 1 and Schedule 2) to the LDRZ, which will identify LDRZ areas to be subdivided at either a minimum 0.4ha or 0.2ha respectively. Once the Amendment C309 has been approved, the Curletts Road area will be zoned Low Density Residential Zone Schedule 1.

Strategic assessment of the amendment 
Why is the amendment required?

The amendment is required to facilitate low density residential growth in accordance with Clause 21.13-4 Lara of the Greater Geelong Planning Scheme.

The adopted 2011 Lara Structure Plan nominates land known as the Curletts Road Area (area west of Serendip Creek) to be rezoned from Rural Living Zone to the Low Density Residential Zone with an accompanying Development Plan Overlay or an approved subdivision layout.
A Design and Development Overlay is proposed for the affected land instead of a Development Plan Overlay/approved plan of subdivision. Given the multiple ownerships in the affected area, the requirement for a Development Plan Overlay would be difficult to achieve and the ability to lock-in an approved plan of subdivision at the rezoning stage is considered premature. The application of the Design and Development Overlay will ensure the future subdivision design of the area is carried out in conjunction with the design objectives and specific requirements of the DDO Schedule. This will allow for an incremental approach to the subdivision of the area by individual landowners under the provisions of the zone and overlay.  
How does the amendment implement the objectives of planning in Victoria?

The amendment aims to facilitate the rezoning of land within Lara’s Settlement Boundary for low density residential development, consistent with the following objectives of planning in Victoria:
· The planning and future subdivision of the land will be subject to an orderly process through the introduction of the Low Density Residential Zone and the Design and Development Overlay.
· The amendment will facilitate development of land for low density residential purposes as identified in the approved Lara Structure Plan 2011 and Clause 21.13 Lara of the Greater Geelong Planning Scheme.

How does the amendment address any environmental, social and economic effects?
The amendment is supported by assessments of flooding and drainage, land capability (effluent treatment), cultural heritage and vegetation. The assessments show that the future subdivision of the area can be accommodated with minimal impact on the environment.
The potential for a small increase in residential lots in Lara will have some positive social and economic benefits by providing greater housing choice and employment opportunities during construction.
Does the amendment address relevant bushfire risk?

The affected land is not subject to the Bushfire Management Overlay.  Future planning permit applications to subdivide existing lots for new dwellings will need to address any 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 regarding the form and content of Planning Schemes under section 7(5) of the Act and Ministerial Direction No. 11 – Strategic Assessment of Amendments.  The amendment is also in accordance with Ministerial Direction No. 15 The planning scheme amendment process. 

The amendment is not affected by any other Ministerial Direction.
How does the amendment support or implement the State Planning Policy Framework and any adopted State policy?
Clause 11 Settlement states that Planning is to facilitate sustainable development that takes full advantage of existing settlement patterns. The amendment takes advantage of existing settlement patterns in so far as using existing rural living zoned land for increased residential development in the form of low density development proximate to existing services. 
The amendment supports the objectives and strategies of Clause 15 Urban Design in so far as creating urban environments that are safe, functional and provide good quality environments with a sense of place and cultural identity.
The amendment supports the objectives and strategies of Clause 19.03 Stormwater in so far as ensuring that future subdivision of the land adopts a sustainable approach to managing stormwater from the site through the incorporation of water-sensitive urban design techniques to reduce run-off and peak flows and integrate stormwater treatment into the landscape. 
How does the amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
The amendment is consistent with the LPPF, including the following policies:
Clause 21.05-7 Flooding: ensures the future subdivision of the land does not impact the function of flood prone land.
Clause 21.06-2 Urban growth: ensures development occurs within designated settlement boundaries. 
Clause 21.06-3 Urban consolidation: provides for the consolidation of existing urban areas in  a manage way and to encourage an appropriate range of development densities.
Clause 21.08-5 Accessibility: ensures access to existing facilities for all members of the community. 
Clause 21.13 Lara: in so far as implementing the directions of the Lara Structure Plan which supports the rezoning of the subject land from Rural Living Zone to Low Density Residential Zone. The rezoning will seek to retain the rural living character of the area by utilising the Low Density Residential Zone whilst increasing residential density in a location with good access to existing services.
Does the amendment make proper use of the Victoria Planning Provisions?

The use of the Low Density Residential Zone, which limits subdivision lot size to a minimum of 0.4 hectares, is considered an appropriate zone given the existing rural living context of the area and associated physical and environmental issues.

The Design and Development Overlay is an appropriate planning tool in so far as establishing a set of subdivision design objectives and requirements to facilitate the orderly lower density residential development of the area. The DDO provides a planning tool specifically tailored for this area in addition to the requirements of the Low Density Residential Zone. 

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

In preparing the amendment for exhibition, consultation has occurred with Barwon Water, the Department of Environment and Primary Industries and the Corangamite Catchment Management Authority. There is in-principle support from these agencies. 
Service authorities et al will be notified as part of the formal exhibition process. 
Does the amendment address relevant requirements of the Transport Integration Act 2010?
The amendment will have no significant impact on the transport system as defined in Section 3 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 amendment is not expected to generate any significant resource or administrative cost burden on Council other than the normal processing of permit applications for subdivision.
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 

Lara Library, 5 Walkers Road, Lara
‘Have Your 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 20 October 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 12 January 2015 
· Panel Hearing:  In the week commencing 2 February 2015
