Planning and Environment Act 1987

GREATER GEELONG PLANNING SCHEME

AMENDMENT C301
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 Armstrong Creek Development Corporation who represents all of the land interest in the Armstrong Creek South Precinct (ACSP).  
Land affected by the amendment
The amendment applies to approximately 52.28 hectares of land located at 892-958 and 960-990 Barwon Heads Road, Armstrong Creek (the subject land) as shown on Plan 1.  The land is known as the ACSP.  
Plan 1 - Land Affected by the Amendment
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What the amendment does
The amendment makes a number of changes to the Greater Geelong Planning Scheme (the Scheme) to facilitate the future urban development of the ACSP.

The amendment:
· amends Clause 21.11 (Armstrong Creek Urban Growth Area) to include the ACSP in the Urban Growth Boundary shown on the Armstrong Creek Urban Growth Plan;

· rezones the ACSP from Farming Zone (FZ) to Urban Growth Zone (UGZ);
· applies the Urban Growth Zone Schedule 2 (UGZ2) to land within ACSP;

· amends the mapping of the Floodway Overlay (FO) as it applies to land within ACSP;
· amends the mapping of the Land Subject to Inundation Overlay (LSIO) as it applies to land within ACSP; 
· applies the Public Acquisition Overlay (PAO12) to the drainage diversion channel located within 76-88 Groves Road, Armstrong Creek;

· amends the Schedule to Clause 52.01 to apply a 10% unencumbered public open space requirement on land within the ACSP;

· amends the Schedule to Clause 66.04 to nominate the Corangamite Catchment Management Authority as a referral authority for land within the 1 in 100 year flood line.

· amends the Schedule to Clause 81.01 to incorporate the Armstrong Creek South Precinct Structure Plan and a revised Armstrong Creek Urban Growth Plan Framework Plan.
Strategic assessment of the amendment

Why is the amendment required?

The amendment is required to include the subject land within the Armstrong Creek Urban Growth Area (ACUGA) which is the largest and most important growth area in Geelong.  

The amendment will provide a small, logical addition to the Armstrong Creek Urban Growth Boundary adjacent to the land affected by the Armstrong Creek East Precinct Structure Plan.  
The amendment is required to facilitate the development of the ACSP in accordance with an incorporated precinct structure plan (PSP).     

The PSP is to be implemented through an amendment to Schedule 2 to the Urban Growth Zone.  Various other changes to the Scheme are also required to fully implement the PSP and supporting documents.

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 (the Act).
· 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 balance the present and future interests of all Victorians. 
The amendment will facilitate the efficient development of land proposed to be included within the Armstrong Creek Urban Growth Boundary.   
The amendment ensures that a PSP is prepared for the subject land to guide the future development of the ACSP.  

Necessary new infrastructure and required changes to planned infrastructure within the ACUGA are funded to support the community and will be provided in a timely manner.  

The amendment will contribute to the provision of affordable and diverse land supply in the ACUGA.   
How does the amendment address any environmental, social and economic effects?

Environmental Effects
The amendment is not anticipated to have any significant adverse environmental impacts.
The ACSP has historically been used for grazing and agricultural purposes and is therefore largely devoid of significant vegetation.  

Flora and fauna studies have been completed for the ACSP and have informed the preparation of the PSP.  ACSP contains two small and degraded patches of remnant vegetation and two scattered trees.  
The removal of native vegetation will be dealt with during the planning permit application stage.  
Social and Economic Effects

The amendment will provide positive social and economic benefits by providing appropriate housing opportunities in an area suited to urban growth.  The Geelong area has been suffering from a lack of land supply and this amendment will assist in meeting the shortfall of urban land.  
Public open space will be provided as part of the future development of ASCP with linkages to the broader open space network, activity centres and community facilities that are being provided elsewhere in the ACUGA.   
Development of the site will create employment opportunities, which in turn will lead to other related spin-off benefits in the Geelong region.  
How does the amendment address any relevant bushfire risk?

ACSP is not covered by a Bushfire Management Overlay however, the subject land is located in a bushfire prone area.  The site has been largely cleared of vegetation and does not present a significant bushfire hazard.  The subject land is surrounded by land designated for future residential development and farming properties with little vegetation.
As urban development occurs, thereby mitigating significant bushfire risk, it is anticipated that this classification will be rescinded.
Does the amendment comply with the requirements of any other Minister's Direction applicable to the amendment?

The amendment is affected by the Ministerial Direction for the Form and Content of Planning Schemes under section 7(5) of the Act.  The form and content of the amendment is consistent with this Direction.

Ministerial Direction No. 11 Strategic Assessment of Amendments under section 12 (2)(a) of the Act is also applicable to the amendment.  This explanatory report provides the strategic evaluation required by this Direction.  

Ministerial Direction No. 12 Urban Growth Areas under section 12 (2)(a) of the Act is applicable to amendments relating to new urban development.  This amendment involves a change to the Armstrong Creek Urban Growth Plan at Clause 21.11 of the Scheme with the subject land to be included within the Armstrong Creek Urban Growth Boundary.  The PSP has been prepared in accordance with the objectives and strategies of Clause 21.11.   
The PSP has been prepared generally in accordance with the Precinct Structure Plan Guidelines as approved by the Minister for Planning.  
How does the amendment support or implement the State Planning Policy Framework and any adopted State policy?

The State Planning Policy Framework (SPPF) provides a set of general policies to guide more specific planning policies for each municipality.  The policies of the SPPF that are relevant to the ACSP and the amendment are contained in the following clauses.
Clause 11.02 - Urban Growth.  The amendment assists in ensuring that suitable land is available for residential use in a location already experiencing significant growth.  Sustainable urban development will be facilitated by providing the necessary supporting infrastructure in a timely manner.  

Clause 12.01 - Biodiversity.  A flora and fauna assessment of the ACSP has been completed and concluded that the subject land makes a limited contribution to Victoria's biodiversity.  Vegetation within the ACSP is degraded and has limited habitat value.    

Clause 13.02 - Floodplains.  Parts of the ACSP are liable to flooding.  An amended drainage strategy has been prepared and provides an integrated solution to drainage within the ACUGA.  
Clause 14.01- Agriculture.  The proposal does not impact on productive farmland of local or regional significance.  

Clause 16.01 - Residential Development.  The supply of housing in the ACSP will be integrated with the provision of infrastructure and services.

How does the amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
The amendment is consistent with the following clauses of the Local Planning Policy Framework.
Clause 21.06 Settlement and Housing

The amendment supports managed urban expansion adjacent to an area already undergoing significant change and urban development.  A minimum density of 15 dwellings per hectare for urban areas will be achieved and is included as a requirement under the ACSPSP.  The amendment will facilitate housing affordability through the appropriate provision of urban land.  
Clause 21.08 Development and Community Infrastructure

Development and community infrastructure will be provided in accordance with a Section 173 Agreement.  Development contributions will be provided to support infrastructure associated with the proposed development.  
Clause 21.11 Armstrong Creek Urban Growth Area

The Armstrong Creek Urban Growth Plan is being updated as part of this amendment to include the ACSP.  The amendment supports the objectives and strategies outlined in Clause 21.11.  The small expansion of the ACUGA does not remove the urban break between the ACUGA and Surf Coast Shire.  
Does the amendment make proper use of the Victorian Planning Provisions?

The Amendment is consistent with the VPP Practice Note - Urban Growth Zone (June 2008) that applies to land adjacent to regional cities and towns where a strategy has been prepared that identifies that the land is suitable for future urban development.  

The Urban Growth Zone is the appropriate zone to facilitate a small expansion of the Armstrong Creek Urban Growth Boundary.  The Urban Growth Zone will ensure that planned urban development occurs to the satisfaction of the responsible authority and in a manner consistent with other land within the ACUGA.  
The proposed amendment to Schedule 2 to the Urban Growth Zone and the PSP apply standard VPP zone provisions to various parts of ACUGA, therefore ensuring easy application of the VPPs to ACSP following substantial completion of development anticipated by the PSP.  
How does the amendment address the views of any relevant agency?

As part of the preparation of the amendment, a number of government agencies were consulted throughout the preparation of the Precinct Structure Plan.  Some agencies involved in the process include:
· Department of Environment, Land, Water and Planning;

· VicRoads;

· Barwon Water;

· Corangamite Catchment Management Authority.
The proposed amendment has considered the views of each agency as part of the PSP process.  
Does the amendment address relevant requirements of the Transport Integration Act 2010?

The amendment does not have a significant impact on the existing or proposed transport system which has been carefully considered within the Armstrong Creek East Precinct Structure Plan.  
Resource and administrative 

· What impact will the new planning provisions have on the resource and administrative costs of the responsible authority?
Upon adoption of the amendment, Council will be responsible for administering the ACSPSP in accordance with the relevant provisions of the Scheme.  The amendment will have some impact on the resource and administrative costs of Council associated with assessing future planning permit applications however, these costs are considered to be a normal part of the Council operations and will not have an unreasonable impact.
In relation to the provision of infrastructure within the ACSP, a Section 173 Agreement has been prepared to enable the equitable and efficient delivery of a range of infrastructure to service the planned growth area.  The Section 173 Agreement identifies necessary infrastructure and ensures that the costs associated with the development will be at least partially funded by the development proponents of the ACSP.  
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

100 Brougham Street
GEELONG
8.00am – 5.00pm weekdays

Belmont Customer Service Centre (inside the Library)

163 High Street

BELMONT

9.00am – 5.00pm weekdays

Waurn Ponds Customer Service Centre (inside the Library)

230 Pioneer Road

WAURN PONDS

10.00am – 2.00pm weekdays

The Amendment can also be inspected free of charge at the Department of Environment, Land, Water and Planning website at www.dtpli.vic.gov.au/publicinspection.
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 
Friday 2 October 2015.

A submission must be sent to: 

Dinah O’Brien
Senior Strategic Planner - Urban Growth Area Planning
City of Greater Geelong
PO Box 104
GEELONG  VIC  3220

