Planning and Environment Act 1987

GREATER GEELONG PLANNING SCHEME

AMENDMENT C317
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 TGM Group Pty Ltd on behalf of Costa Property Nine Pty Ltd.
Land affected by the amendment

The amendment applies to land at 321-399 Ibbotson Street, St Leonards. The overall area of this land is approximately 38.7 hectares, consisting of two titles.

An aerial map of the subject land is shown below:-
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What the amendment does

The amendment proposes to rezone the land from the Farming Zone to the General Residential Zone Schedule 1. Concurrent with the preparation of the Planning Scheme Amendment, a planning permit application (970/2014) is also made pursuant to Section 96A of the Planning & Environment Act 1987. The permit proposes to allow a staged multi-lot residential subdivision.
The amendment is supported by a Section 173 Agreement to provide developer contributions for the establishment of an Early Learning Community Centre in St Leonards.
Strategic assessment of the amendment 
Why is the amendment required?
The amendment is required to facilitate the subdivision and development of the land for conventional housing and associated infrastructure, such as new roads, parks and drainage reserves. 
The amendment will implement a key policy direction for St Leonards – which is to retain the existing settlement boundary while providing for population growth in designated locations. The amendment land is one of two designated locations identified in Clause 21.14 of the Greater Geelong Planning Scheme.
How does the amendment implement the objectives of planning in Victoria?

Consistent with the objectives set out in Section 4 of the Planning and Environment Act 1987, the amendment:

· Provides for orderly development by allocating land for residential and associated urban uses that are necessary to support the new community.

· Balances the need for new housing against the environmental constraints and opportunities of the area. 

· Provides planning guidelines and expectation for development to ensure that the new community is a pleasant, efficient and safe place to live. 

· Provides for the servicing of the new community.  

The amendment represents a balance between the present and future interests of all Victorians by providing a planned structure to land identified for urban growth within a coastal settlement boundary.
How does the amendment address any environmental, social and economic effects?
The amendment is supported by an Environmental Assessment Report that assesses the land as having low contamination risk. The amendment seeks to retain a stand of remnant vegetation surrounding the creek and seeks to remove a small area of native vegetation along Ibbotson Street to allow road widening. The native vegetation proposed to be removed has been assessed to be a low risk pathway. 

The amendment is also supported by a Hydraulic Modelling and Impact Report which demonstrates the capabilities of the land to appropriately manage stormwater flows without detrimental downstream impacts.

The proposal will add to the supply of residential land within St Leonards and particularly promotes affordable housing in proximity to the Town Centre, foreshore and recreation facilities and primary school. The amendment will also result in improved road networks, improved drainage and a financial contribution to the development of an Early Learning Community Centre.
Does the amendment address relevant bushfire risk?
The subject land is not located within a Bushfire Risk Area although land to the immediate west of Ibbotson Street is identified by the Victorian Fire Risk Register as being a ‘Very High’ risk from the impact of fire. 
The proposed landscaped open space corridor along the western edge of the subject land has been designed in accordance with fire prevention requirements.
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 is also consistent with Ministerial Direction 11 Strategic Assessment of Amendments as the Explanatory Report includes all requirements to be met.
How does the amendment support or implement the State Planning Policy Framework and any adopted State policy?
The proposal supports the intentions of the State Planning Policy Framework as follows:
Clause 11 Settlement 

Clause 11.05 outlines strategies to promote regional development, including that settlements are planned in accordance with any relevant regional growth plan and that coastal towns identify a clear settlement boundary and avoid linear urban sprawl along the coastal edge. The G21 Regional Growth Plan identifies that St Leonards be limited to the identified structure plan settlement boundary – which includes the subject land.
Clause 12 Environmental and Landscape Values
The natural creek and riparian vegetation within the subject site will be protected, rehabilitated and transferred to Council as public open space. This will be a significant improvement on the current degraded state of the waterway. Similarly, the proposal will address stormwater flows to safeguard nearby sensitive water bodies.

Clause 16 Housing 

The amendment will provide for a range of affordable housing choice, lot size and densities to meet the demand for accommodation in St Leonards and on the northern Bellarine.   

Clause 18 Transport 

The future development will be designed to ensure that the vehicle, walking and cycling networks are included within the estate and integrate with the existing Township. Similarly the external road network including Old St Leonards Road and intersections with Murradoc Road will be designed and constructed to support predicted traffic volumes.
Clause 19 Infrastructure 
The servicing infrastructure assessment prepared to support the amendment finds that the land can be adequately serviced by the relevant authorities. The Planning Permit 970/2014 includes conditions requested by relevant Authorities.
How does the amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?

The Amendment land is specifically supported for rezoning to the General Residential Zone in Clause 21.14 The Bellarine Peninsula. Strategies for St Leonards include supporting residential development of the site (referred to as Growth Area 1) and the delivery of an Early Learning Community Centre in St Leonards.
The proposed development is consistent with the subdivision development principles contained in the St Leonards Structure Plan March 2015, including delivery of a stormwater management plan, open space corridor along Ibbotson Street and road network improvements. 
Does the amendment make proper use of the Victoria Planning Provisions?

The amendment makes proper use of the Victorian Planning Provisions by rezoning the land to the General Residential Zone. The General Residential Zone is considered to be the most appropriate planning tool required to facilitate orderly development consistent with the St Leonards Structure Plan 2015.
How does the amendment address the views of any relevant agency?

The draft Planning Permit 970/2014 to be exhibited concurrently with the amendment includes conditions recommended by relevant referral authorities.
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.
Resource and administrative costs

· What impact will the new planning provisions have on the resource and administrative costs of the responsible authority?

The amendment 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, 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, St Leonards Community Meeting Space, 1377 Murradoc Road – 10.00am to 3.00pm Tuesday, Wednesday & Thursday.

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

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/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 19 October 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 23 November 2015
· Panel Hearing:  Week beginning 14 December 2015
Further information

For further information about Amendment C317 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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