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Who is the planning authority?

This amendment has been prepared by the Greater Geelong City Council who is the planning authority for this amendment.

The amendment has been made at the request of City of Greater Geelong.
Land affected by the amendment

The amendment applies to land at Highton, Wandana Heights and Belmont that has been identified in the adopted Highton Drainage/Flood Study prepared by Consultants on behalf of Council as being: 

· Subject to natural overland flows in the event of a storm exceeding the design capacity of the underground drainage system; 

· Liable to inundation from an open watercourse during a severe storm of 1 in 100 year intensity; 

· Subject to poor surface drainage. 
What the amendment does

The amendment applies the Special Building Overlay (SBO) in the Kardinia Creek catchment generally located in Highton, Wandana Heights and Belmont as shown on the relevant planning scheme maps.  
Strategic assessment of the amendment 
· Why is the amendment required?
The Amendment is required to ensure that land known to be affected by flooding, as identified in adopted Highton Drainage/Flood Study, is identified in the planning scheme within the SBO.
· How does the amendment implement the objectives of planning in Victoria?

The amendment implements the objectives of planning in Victoria by addressing the following relevant objectives set out in Section 4 of the Planning and Environment Act 1987. 

“(a)
to provide for the fair, orderly, economic and sustainable use and development of land; 

(c) 
to secure a pleasant, efficient and safe working, living and recreational environment for all Victorians and visitors to Victoria; 

(e)
to protect public utilities and other assets  and enable the orderly provision and coordination of public utilities and other facilities for the benefit of the community; 

(g) 
to balance the present and future interests of all Victorians.” 
· How does the amendment address the environmental effects and any relevant social and economic effects? 

The application of flooding overlays under Amendment C335 supports and integrated approach to managing the water catchment system.   The function of the overlays is to ensure that drainage issues are considered at an early stage of the development approval process, and this has a number of positive social, environmental and economic benefits.  These benefits include the better management of land liable to flooding and protecting water quality.   

Amendment C335 will assist Council and Referral Authorities to provide timely and more accurate advice when new development is proposed on land that is potentially subject to flooding and inundation. 

In this regard, the amendment will have a number of positive social and economic benefits by allowing drainage issues to be accurately identified at an early stage in the development approval process.    This may avoid the need to modify development proposals to address drainage issues at a later stage in this process and consequent delays and associated costs to permit applicants.   
· Does the amendment address relevant bushfire risk?
Bushfire risk is not relevant to the Amendment 
· 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 of the Planning and Environment Act 1987. 

· How does the amendment support or implement the State Planning Policy Framework and any adopted State policy?
State Planning Policy requires flooding and drainage information to be clearly shown in planning schemes and taken into consideration as part of the development approval process.   Amendment C335 is consistent with the State Planning Policy Framework, in particular the following policies relating to the principles of settlement and environment. 

Clause 11 – Settlement 

In Clause 11.02 Urban Growth, Planning Authorities are required to consider opportunities for redevelopment and intensification of existing urban areas and have regard to limits of land capability and natural hazards.  

Clause 13 – Environmental Risks 

In Clause 13.02 Floodplain Management one of the Strategies is as follows: 

“identify land affected by flooding, including floodway areas, as verified by the relevant floodplain management authority, in planning scheme maps.  Land affected by flooding is land inundated by the 1 in 100 year flood event or as determined by the floodplain management authority.”  

Amendment C335 has regard to these policy directives by applying an SBO to areas identified as being liable to flooding in the adopted Highton Drainage/Flood Study.  
· How does the amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
The Amendment will implement the Municipal Strategic Statement (MSS) with particular reference to Clause 21.05 Natural Environment.

In particular, the Amendment will implement:

“21.05-7 Flooding

Objectives

· To protect floodplains.

· To minimise the potential for damage and risks to public safety and property from flooding.

Strategies

· Ensure that land use and development is compatible with flood prone land.

· Discourage land use and development in floodplains where flood function may be impaired.

· Recognise flood hazards associated with waterways and ensure the free passage of water whilst protecting development from flooding impacts.”

· Does the amendment make proper use of the Victoria Planning Provisions?

Amendment C335 applies the Special Building Overlay to areas subject to identified flood risks.  The purpose of the SBO is to ensure that drainage issues are considered when new development is proposed and addressed at an early stage in the approval process.  In determining an application for a planning permit, Council must have regard to the comments of the relevant drainage authority and decision guidelines expressed in Clause 44.05 Special Building Overlay.  As the controls contained in the SBO are not retrospective, existing buildings will not be required to comply with the provisions of the overlays.

The Amendment is also consistent with the VPP Practice Note Applying the Flood Provisions in Planning Schemes (August 2000) and the Ministerial Direction on The Form and Content of Planning Schemes under Section 7 (5) of the Planning and Environment Act 1987. 

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

Council is the drainage authority for all of the areas to which the SBO is to be applied.  The views of the Corangamite Catchment Management Authority, which is the floodplain management authority for the area, will be sought as part of the formal exhibition process.

· Does the amendment address relevant requirements of the Transport Integration Act 2010?

No requirements of the Transport Integration Act 2010 are relevant to the Amendment.

Resource and administrative costs

· What impact will the new planning provisions have on the resource and administrative costs of the responsible authority?
By more accurately identifying land that is potentially subject to inundation, the Amendment will benefit Council and the community by enabling more accurate, timely and consistent advice to be provided by Council.

It is expected the Amendment will result in a manageable increase in planning permit applications either for single dwellings or an extension to a single dwelling.   

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 

	Greater Geelong City Council, Customer Service Centre, High Street BELMONT -  in the Library – 9.00 – 5.00 weekdays 

	‘Amendments’ section of the City’s website www.geelongaustralia.com.au/amendments/


The Amendment can also be inspected free of charge at the Department of Environment, Land, Water and Planning website at www.delwp.vic.gov.au/public-inspection .

Submissions
Submissions about Amendment C335 should be received by Monday 28th September 2015 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 

· or lodged online at: 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:  the week commencing Monday 9th November, 2015
· panel hearing:  the week commencing Monday 7th December, 2015.
Further information

For further information about Amendment C335, please contact the Strategic Implementation Unit at the City of Greater Geelong on (03) 5272 4820 or via email strategicplanning@geelongcity.vic.gov.au
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