Planning and Environment Act 1987

GREATER GEELONG PLANNING SCHEME

AMENDMENT C334

EXPLANATORY REPORT

Who is the planning authority?

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

Land affected by the Amendment
The Amendment applies to proposed garden character areas in Bell Post Hill, North Geelong, Newcomb and Point Lonsdale, identified in the City of Greater Geelong’s Incremental Change Area Review 2015.  Within those proposed garden character areas, the Amendment relates only to the land currently in the General Residential Zone – Schedule 1.
The four proposed garden character areas are located generally as follows:  
Bell Post Hill:  Land bounded by the Geelong Ring Road, Edison Road, Anakie Road and the southern boundary of lots on the southern side of Neil Street.
North Geelong:  Land bounded by Kildare Street, Kerr Street, Thompson Road, Victoria Street and the eastern boundary of lots on the eastern side of Giddings Street.
Newcomb:  Land bounded by Boundary Road, Portarlington Road, Helms Street, Erwin Reserve and the Residential Growth Zone.
Point Lonsdale:  Land bounded by Shell Road, Fellows Road, the Lonsdale Golf Club and the western boundary of the General Residential Zone.
What the amendment does
The Amendment implements the recommendations of the City’s Incremental Change Area Review 2015. 

Specifically, the Amendment proposes to:
· Rezone land within the proposed garden character areas at Bell Post Hill, Point Lonsdale, Newcomb and Point Lonsdale from General Residential Zone – Schedule 1 to General Residential Zone – Schedule 2.
· Amend Clause 21.06 to remove the further work requirement to undertake further work to review the implementation of areas identified for incremental change in the Housing Diversity Strategy, to consider the  application of General Residential Zone – Schedule 2. 
Strategic assessment of the Amendment 
Why is the Amendment required?

The amendment is required to implement the findings of the Incremental Change Area Review 2015.  The need for this review is identified in the Further Work section of Clause 21.06-6 (Municipal Strategic Statement: Settlement and Housing):

Undertake further work to review the implementation of areas identified for incremental change in the Housing Diversity Strategy, to consider the application of General Residential Zone Schedule 2.  
This review assessed the existing General Residential Zone – Schedule 1 land within the municipality to determine if there were areas which have a defined garden character. The review identified four locations across Greater Geelong as proposed garden character areas, in Bell Post Hill, North Geelong, Newcomb and Point Lonsdale.  This amendment recommends that General Residential zoned land in the areas be rezoned to General Residential Zone – Schedule 2 to accommodate only moderate residential growth and protect the garden character of these areas.

How does the Amendment implement the objectives of planning in Victoria?
The amendment meets section 4(1) and 12 of the Planning and Environment Act 1987 by providing for the fair, orderly, economic and sustainable use and development of land. 
The amendment is consistent with the objectives of planning in Victoria set out in Section 4(1) of the Planning and Environmental Act 1987.  In particular, the amendment gives effect to the following objectives:

· 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 conserve and enhance those buildings, areas or other places which are of scientific, aesthetic, architectural or historical interest, or otherwise of special cultural value; and

· To balance the present and future interests of all Victorians.
The inclusion of additional land in the General Residential Zone – Schedule 2 will improve housing diversity within the municipality.  It will also reinforce policy direction regarding Council’s preferred location for different types of housing.  The application of Schedule 2 will help protect the existing garden character of established suburbs by requiring a canopy tree for every new dwelling and, for proposals for two or more dwellings on a lot there, applying an increased private open space requirement to provide a more spacious setting. 
How does the Amendment address any environmental, social and economic effects?
The amendment will help to clearly identify the City of Greater Geelong’s preferred direction for residential growth.  The Amendment will provide protection of further garden character areas in the General Residential Zone – Schedule 2 and will help achieve and maintain housing diversity within the municipality.   
The increased private open space requirements in Schedule 2 will reduce impacts on the environment by reducing stormwater runoff from new development. 
Does the Amendment address relevant bushfire risk?
The proposed garden character areas in Bell Post Hill, North Geelong and Newcomb affected by this amendment are not located in a bushfire prone area.  
A small proportion of the proposed garden character area in Point Lonsdale, near its western and southern boundary, is designated as bushfire prone on the state Bushfire Prone Area map, but is not subject of a Wildfire Management Overlay under the Greater Geelong Planning Scheme.  An application for a building permit within the bushfire prone area requires a bushfire attack level (BAL) assessment to be conducted and appropriate construction standards in accordance with that assessment (with a minimum standard of BAL 12.5 as identified in AS 3959 – 2009 applying).
This amendment does not intensify development potential within the bushfire prone area or alter the requirement for a bushfire attack level assessment and appropriate construction standards.  Schedule 2 to the General Residential Zone adds the requirement for a canopy tree for every dwelling constructed, but the location of these Point Lonsdale lots and the  surrounding vegetation and land use is such that a canopy tree is considered unlikely to significantly increase the risk to a new dwelling from bushfire.  Nonetheless, the selection and maintenance of canopy trees by owners/proponents can be guided by CFA guidelines, including the use of fire wise species.    
Does the Amendment comply with the requirements of any Minister’s Direction applicable to the amendment?
The amendment is consistent with Ministerial Direction No. 11 Strategic Assessment of Amendments as the Explanatory Report includes a discussion of all the strategic considerations set out in that Direction. 
The amendment is consistent with the Ministerial Direction on The Form and Content of Planning Schemes under Section 7(5) of the Act.
How does the Amendment support or implement the State Planning Policy Framework and any adopted State policy?
The amendment is supported by State Planning Policy at:
· Clause 11.02-1 (Settlement – Supply of urban land), which indicates that planning for urban growth should consider: opportunities for consolidation, redevelopment and intensification of existing urban areas; and neighbourhood character and landscape considerations.
· Clause 15 (Built Environment and Heritage), which seeks to ensure all new land use and development appropriately responds to its landscape and valued built form.
· Clause 16.01-4 (Housing diversity), which seeks to provide for a range of housing types to meet increasingly diverse needs; and encourages well-designed medium density housing which respects the neighbourhood character.
How does the Amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
The amendment is supported by Local Planning Policy at:
· Clause 21.06-3 (Urban consolidation), which seeks to provide for incremental change in General Residential Zone – Schedule  2 areas.

· Clause 21.06-4 (Neighbourhood character), which seeks to manage the impact of urban change on existing neighbourhoods and to protect areas with a significant garden character.

· Clause 21.06-6 (Implementation – Further work), which specifically identifies the need to review the implementation of areas identified for incremental change in the Housing Diversity Strategy, to consider the application of General Residential Zone – Schedule 2. 

Does the Amendment make proper use of the Victoria Planning Provisions?

The amendment applies the General Residential Zone – Schedule  2 to the affected land, which is an existing schedule in the Greater Geelong Planning Scheme.  The schedule seeks to protect areas of garden character by requiring increased private open space and a canopy tree for every dwelling constructed. 
How does the Amendment address the views of any relevant agency?

The amendment will not introduce any referral requirements into the planning scheme and the views of the relevant agencies will be taken into account when the amendment is placed on exhibition. 
Does the Amendment address relevant requirements of the Transport Integration Act 2010?
The amendment is not expected to have a significant impact on the transport system as defined by 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 have any significant impact on the number of planning permit applications received.  Accordingly, the amendment is expected to have minimal impact on the resource and administrative costs of the City of Greater Geelong as the responsible authority. 
Where you may inspect this Amendment
The amendment is available for public inspection, free of charge, during office hours at the following places:

City of Greater Geelong: Customer Service Centre, Ground Floor, 100 Brougham Street, GEELONG – 8.00am to 5.00pm weekdays.

City of Greater Geelong:  Customer Service Centre, 153a Pakington Street, GEELONG WEST – 10.00 am to 2.00 pm weekdays.
City of Greater Geelong:  Customer Service Centre, The Grove Centre, 66-70 The Avenue, OCEAN GROVE – 10.00 am to 2.00 pm weekdays.
The amendment can also 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 3 August 2015.
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
Alternatively, a submission may be lodged online at the City’s website: www.geelongaustralia.com.au/amendments
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 beginning Monday 19 October 2015
· panel hearing:  Week beginning Monday 16 November 2015















