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1. [bookmark: _Toc215280837][bookmark: _Toc404752906]
INTRODUCTION

This report has been prepared in support and justification of a Planning Scheme Amendment relating to the following properties:

•	2-20 Leviens Road Street Leonards
•	22-40 Leviens Road Street, Leonards
•	152-200 Bluff Road Street, Leonards
•	481-505 Ibbotson Street, St Leonards
•	511-529 Ibbotson Street, St Leonards
•	531-539 Ibbotson Street, St Leonards
•	541-569 Ibbotson Street, St Leonards

Collectively these properties are identified as “Growth Area 2” by the St Leonards Structure Plan. This report is submitted on behalf of the applicants for this amendment request, St Leonards Property Holdings P/L, Rosemary and Bruce Robinson, and ABC Project Management P/L.

The Planning Scheme Amendment seeks to:

· Re-zone all of the land from Farming Zone (FZ) to General Residential Zone Schedule 1 (GRZ1); and 

· Apply a Development Plan Overlay (DPO) to all of the land

The Amendment request seeks to provide for the future residential use, subdivision and development of Growth Area 2. 

This report supports and justifies the Planning Scheme Amendment by detailing:

· The site and its context; and 

· The proposed Amendment; and 

· The proposed Amendments' performance against the relevant Strategic Assessment Guidelines.

2. [bookmark: _Toc404752907]
SUBJECT SITE

This report has been prepared in support of a Planning Scheme Amendment request relating “Growth Area 2” as identified by the St Leonards Structure Plan (refer to Figure 1).

	Figure 1: Subject Site
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The subject site is approximately 70ha in area and comprises open agricultural land, some rural residential dwellings and associated outbuildings, some scattered vegetation and some existing farm dams (refer to Figure 2).


Figure 2: Aerial Photo (nearmap)











































The whole of the subject site is within the Farming Zone. No Overlays apply. 

The subject site comprises 7 separate titles. Copies of title are included with this submission (See Appendix A).

The subject site is bounded by Leviens Road to the north, established / developing residential area to the east, Bluff Road to the south and Ibbotson Street to the west. 

The particular characteristics of the subject site and surrounds are detailed on the Site and Context plan (refer to Appendix B).


3. [bookmark: _Toc404752908]STRATEGIC POLICY CONTEXT
This section of the report identifies the key drivers of State and Local Planning Policy as relevant to the proposed Amendment.
[bookmark: _Toc265239875][bookmark: _Toc404752909]3.1 	Settlement
Clause 11.02 directs Councils to plan to accommodate projected population growth over at least a 15 year period, and to provide clear direction on locations where growth should occur. Through the definition of clear urban growth areas in the adopted St Leonards Structure plan at Clause 21.14, the LPPF supports and implements this objective.  

The subject site is located on the Bellarine Peninsula and Clause 11.04-1 seeks to protect and enhance the valued attributes of the distinctive areas of this area by (amongst other matters) supporting use and development where it enhances the valued characteristics of the areas. Similarly the LPPF (at Clause 21.14) seeks to preserve the individual character, identity and role of each Bellarine township.

[bookmark: _Toc404752910]3.2	Environmental and Landscape Values
Both the SPPF (Clause 12.01) and the LPPF (21.05-3) seeks to avoid and minimise significant impacts of land use and development on Victoria’s biodiversity.

[bookmark: _Toc404752911]3.3	Built Environment and Heritage
The State Planning Policy Framework (Clause 15.01) seeks to ensure planning creates urban environments that are safe, functional and provide good quality environments with a sense of place and cultural identity. The LPPF (Clause 21.06) acknowledges that urban growth needs to be carefully managed to ensure that development contributes positively to the quality of the urban environment so that it may be enjoyed and respected by the existing and future community.
[bookmark: _Toc404752912]3.4	Housing
The State Planning Policy (Clause 16.01) seeks to ensure planning provides for a range of housing types to meet increasingly diverse needs.  The LPPF (Clause 21.06-2) strongly supports this objective, seeking as it does to ensure that new residential neighbourhoods provide a mix of housing suited to the needs of a diverse range of household types.

[bookmark: _Toc404752913]3.5	Transport
The SPPF broadly seeks to create a safe and sustainable transport system (Clause 18.01) and more specifically also encourages the use of walking and cycling, by creating environments that are safe and attractive. These objectives are supported and implemented by the LPPF, which acknowledges the need to provide infrastructure (including transport infrastructure) to growth areas in an efficient and timely manner, and also the need to improve bicycle and pedestrian linkages (Clause 21.08)

3.7 	Infrastructure
The SPPF (Clause 19.03-2) requires planning authorities to plan for the provision of water supply, sewerage and drainage services that efficiently and effectively meets community needs and protects the environment.  The LPPF supports these directions by seeking to ensure that development and community infrastructure is provided in a sustainable and timely manner in all areas, with particular regard to the servicing of new communities in new urban growth areas. (Clause 21.08-8). 



4. [bookmark: _Toc404752914]SITE SPECIFIC INVESTIGATIONS

The following describes the key findings of the technical investigations that have been undertaken to inform the Amendment. A copy of each technical investigation is appended to this report.
[bookmark: _Toc404752915]4.1	Flora and Fauna
Flora and Fauna assessments of the subject site have been carried out by Mark Trengove. Copies of those Assessments are appended to this report at Appendix C. 

Key Findings:

· The Leviens Road Reserve adjacent to the subject site contains:

· Partially intact Drooping Sheoke and Coast Tea-tree dominated vegetation that occurs as separate patches; and

· Partially intact River Red Gum, Drooping Sheoke and Coast Tea-tree dominated vegetation that occurs as separate patches.
 
· The Bluff Road Reserve adjacent to the subject site contains partially intact Coast Tea-tree dominated vegetation that occurs as separate patches.

· The Ibbotson Street Reserve adjacent to the subject site contains:

· Partially intact Drooping Sheoke and Coast Tea-tree dominated vegetation that occurs as separate patches; and

· Partially intact River Red Gum, Drooping Sheoke and Coast Tea-tree dominated vegetation that occurs as separate patches.

· 150-220 Bluff Road and 511 & 541 Ibbotson Street contains partially intact River Red Gum, Coast Tea-tree and Drooping Sheoke dominated  vegetation that occurs as separate patches

[bookmark: _Toc404752916]4.2	Aboriginal Cultural Heritage 
Cultural Heritage Assessments of the subject site have been carried out by Clarkeology. Copies of those Assessments are appended to this report at Appendix D. 

Key Findings:

The Assessments confirm that a CHMP is not required and that there are no impediments from Aboriginal heritage legislation in relation to:

· The proposed rezoning

· A Development Plan application

· Future subdivision.

[bookmark: _Toc404752917]4.3	Traffic and Transport
A Traffic Impact Assessment of the subject site was carried out by Cardno in September 2014. A copy of that assessment is appended to this report at Appendix E.

Key Findings:

· it is recommended that at least two access points be provided to Leviens Road. The primary access point should be designed to the standard of a Level 1 Connector Street with a carriageway width of 7.0 metres plus additional parking. The secondary access point should be designed to the standard of a Level 2 Access Street with a carriageway width of 7.3 metres, inclusive of parking.

· it is recommended that at least two access points be provided to Bluff Road. The primary access point should be designed to the standard of a Level 1 Connector Street with a carriageway width of 7.0 metres. The secondary access points should be designed to the standard of a Level 2 Access Street with a carriageway width of 7.3 metres.

· Access to Ibbotson Street should be minimised due to significant vegetation and the rural interface along the western boundary of the site.

· The development should include road pavement sealing and installation of kerb and channel adjacent the sites boundary to Leviens Road and Bluff Road, to a similar standard to what exists surrounding the subject site.

· it is warranted that a basic left turn lane and a channelised short right turn lane be provided for the turning movements into Leviens Road at the access to Murradoc Road.

[bookmark: _Toc404752918]4.4	Urban Services
Urban Services Assessments for the subject site have been carried out by Spiire, Millar Merrigan and STQC.  A copy of these assessments are appended to this report at Appendix F. 

Key Findings:

· Sewerage reticulation is available to the site via extensions to the existing system.  There is sufficient capacity within the network to facilitate initial development of the site.

· Potable water supply is available to the site. There is sufficient capacity within the network to cater for development of the site.

· No recycled water supply (third pipe) is available.

· Electricity supply is available to the development area.

· Gas supply is available to the site.

· Telecommunications (NBN) are available to the site.

· Stormwater retardation and water quality treatment will be required to be provided as part of the development of the overall growth area.



[bookmark: _Toc404752919]4.5	Stormwater

The Afflux Report in Appendix G has investigated the water quality and quantity requirements for the site. The report has shown that all of the provisions of the Greater City of Geelong Planning scheme can be met by the subdivision. This includes: 

· All development flows to be below pre-development flows 

· All lots to have 300mm freeboard to 100 year ARI flood levels in each of the retarding basins 

· Offsite flooding will be reduced via the significant flow reductions associated with these concepts.  

· Water quality treatments for the site meet Best Practice requirements of Planning Scheme Clause 56-7.04 

As such it can be proved that this development will have no detrimental effect on the surrounding subdivisions or downstream receiving environments.  



5. [bookmark: _Toc404752920]
PROPOSAL DETAILS

This Amendment request seeks to provide for the future residential use, subdivision and development of the subject site.

The following specific changes to the applicable planning provisions are proposed to facilitate this particular outcome:

· Re-zone all of the land from Farming Zone (FZ) to General Residential Zone Schedule 1 (GRZ1); and 

· Apply a Development Plan Overlay (DPO) to all of the land

This section of the report presents the principles which have been considered in preparing the amendment, and which will form part of the proposed Development Plan Overlay Schedule (Appendix 8). These principles will guide future use and development upon the subject site.
[bookmark: _Toc404752921]5.1	Environmental and Landscape Values 

· Recognition of the retention of Ibbotson Street for an alternative treatment, such as a ‘greenway’ or ecological corridor;
    
· Incorporation of WSUD elements to meet Best Practice Environmental Management Guidelines.

· A stormwater management system that ensures peak discharge rates, pollutant loads of all stormwater leaving the site post development are no greater than pre-development and that ensures no adverse impacts to any surrounding area, upstream or downstream. 

· Retention of existing native vegetation where appropriate and achievable

· Provision of open space in appropriate locations

· High level landscaping including use of appropriate species.

[bookmark: _Toc404752922]5.2	Built Environment and Heritage
· A road layout and indicative lot sizes that directly respond to surrounding development context;

An open space network that meet anticipated need, with appropriate linkages to surrounding open space networks; 

· A safe and attractive walking and cycling network.

· Provision for passive surveillance of all areas of open space.

· An urban structure that maximises solar orientation and provides the opportunity to achieve maximum solar access for future dwellings.
[bookmark: _Toc404752923]5.3	Housing
· A range of housing types, diversity and forms through the identification of areas for the potential provision of higher densities

· Lot sizes along the Leviens and Bluff Road frontages that respond to and reflect established neighbourhood character. 
[bookmark: _Toc404752924]5.4	Transport
· Two access points to Leviens Road and Bluff Road, primary access points designed as Level 1 Connectors, secondary access points designed as Level 2 Access Streets.

· No vehicular access from or to Ibbotson Street, with the exception of existing access to pre-development dwellings 

· Appropriate treatment of the Leviens / Murradoc Road intersection and the Ibbotson Street / Murradoc Road intersection.

5.5 [bookmark: _Toc404752925]Stormwater Infrastructure
· Appropriately sizes and located detention infrastructure provided in 2 wetlands (one in the north, one in the south) and a southern “rain garden”. An appropriately sized drainage reserve to be set aside to allow for construction of each asset.




6. [bookmark: _Toc404752926]IMPLEMENTATION
[bookmark: _Toc404752927]6.1	Development Plan Overlay
The Amendment request seeks to provide for the future residential use, subdivision of the subject site.
 
The form and conditions of these anticipated future land uses and associated development are yet to be confirmed. However, the detailed technical assessments prepared in support of this Amendment request have confirmed that any future development upon the subject site will need to appropriately respond to a range of particular characteristics, opportunities and constraints that are presented by the site and its surrounding context.

A Development Plan Overlay is considered an appropriate VPP planning tool in this instance to clearly define and document the desired / preferred / anticipated development outcomes for the subject site and ensure that future development appropriately responds to the sites' characteristics, opportunities, constraints and context.

A draft Schedule to the Development Plan Overlay, which translates the key principles of the Technical Assessments into the appropriate VPP planning tool, is appended to this report. This draft Schedule requires that any subsequent Planning Permit must contain conditions which (a) give effect to the approved Development Plan and (b) require the owners of land to enter into a Section 173 Agreement to make financial contributions towards: 

· Roads, pedestrian or bicycle infrastructure external to the site; 
· The purchase of land, if appropriate, to provide a connection to the existing community to the east; 
· Public open space; 
· Community infrastructure; and
· Drainage infrastructure.  

The requirements of the Development Plan Overlay Schedule, as drafted provides certainty for all parties regarding the desired / preferred / anticipated nature and form of future use and development upon the subject site.

 
7. [bookmark: _Toc404752928]
STRATEGIC JUSTIFICATION OF THE AMENDMENT
	
Why is the amendment required?
The Amendment is required to provide for and facilitate the residential growth of St Leonards in accordance with Council’s adopted St Leonards Structure Plan. The Council-adopted St Leonards Structure Plan 2014 specifically supports the rezoning of the land (which is identified for long term urban growth) subject to consideration of a planning scheme amendment.

How does the amendment implement the objectives of planning in Victoria?
This amendment provides for the fair, orderly, economic and sustainable use and development of land by responding to the key principles and directions of the St Leonards Structure Plan.

How does the amendment address any environmental, social and economic effects?
The proposed rezoning and subsequent residential development is not expected to result in any adverse environmental impacts. The Development Plan Overlay Schedule includes requirements relating to the protection of remnant vegetation and management of stormwater to prevent downstream pollution.

The subject land is well located to some of the town’s community, retail and educational facilities.

Does the amendment address relevant bushfire risk?
The surrounding area comprises either cleared farming land or developed residential areas, neither of which are considered to pose a serious bushfire risk. No land within 10km of the land that is the subject of this amendment is affected by the Bushfire Management Overlay.

Does the amendment comply with the requirements of any Minister’s Direction applicable to the amendment?
This Amendment is affected by and complies with:
•	Ministerial Direction 7 – Form and content of Planning Schemes.
•	Ministerial Direction 12 – Strategic Assessment of Amendments.

How does the amendment support or implement the State Planning Policy Framework and any adopted State policy?
The amendment implements the objectives and strategies of Clause 11 Settlement (in particular Urban Growth Clause 11.02, Open Space Clause 11.03 and Regional Development Clause 11.05), Clause 15 Built Environment and Heritage, Clause 16 Housing and Clause 19 Infrastructure. 

How does the amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
Clause 21.14 Bellarine Peninsula sets out objectives and strategies for development of the Peninsula and each of the towns as contained in adopted Structure Plans. The land is identified for future urban growth on the St Leonards Structure Plan Map at Clause 21.14-3 states that to implement the St Leonards Structure Plan, amongst other matters Council will “Apply the Residential 1 Zone and the Development Plan Overlay to land designated for future residential growth shown on the Leopold Structure Plan map included in this clause”.

The Amendment is also consistent with a range of environmental, infrastructure, developer contributions and open space policies contained in the M.S.S including:
· Clause 21.05-3
· Clause 21.06
· Clause 21.06-2
· Clause 21.08
· Clause 21.08-8
 

Does the amendment make proper use of the Victoria Planning Provisions?
The Amendment seeks to facilitate the future use and development of the land for residential purposes generally in accordance with the established areas of St Leonards immediately to the east, and ensure that future use and development is coordinated across multiple ownerships.  To achieve this outcome, the amendment proposes to rezone the land from Farming Zone (FZ) to General Residential Zone Schedule 1 (GRZ1) and apply a Development Plan Overlay to all of the land being rezoned. 

The primary purpose of the General Residential Zone is to respect and preserve neighbourhood character while allowing for modest housing growth and diversity.  The primary purpose of the Development Plan Overlay is to identify areas which require the form and conditions of future use and development to be shown on a Development Plan before a permit can be granted to use or develop the land.

Given the objectives of the amendment, it is considered that the amendment makes proper use of the Victoria Planning Provisions. 

How does the amendment address the views of any relevant agency?
Service Authorities and relevant agencies have been consulted in the production of both the St Leonards Structure Plan and the preparation of this amendment. 

Does the amendment address relevant requirements of the Transport Integration Act 2010?
There will be no significant impacts on the traffic system defined by the Transport Integration Act as a result of this amendment. 

What impact will the new planning provisions have on the resource and administrative costs of the responsible authority?
The proposed amendment will not impose any unreasonable resource and/or administrative costs on Council in its capacity as a responsible authority.













8. [bookmark: _Toc404752929]CONCLUSION

The subject site is a strategically identified Growth Area that is fully capable of accommodating future urban development as envisaged by the adopted St Leonards Structure Plan. 

The detailed technical assessments prepared in support of this Amendment request have confirmed that the future urban development of this Growth Area will need to appropriately respond to a range of particular characteristics, opportunities and constraints that are presented by the site and its surrounding context.

This Amendment proposes to apply a suite of planning controls to the subject site that will ensure that future use and development upon the subject site appropriately considers and responds to the sites' particular characteristics, opportunities, constraints and context, and provides certainty for all parties regarding the desired / preferred / anticipated nature and form of future use and development upon the subject site.

It is considered that the approach to the planning for the future use and development of the subject site as detailed in this report is sound and strategically justified. On this basis, it is respectfully requested that Council seek Ministerial Authorisation to prepare a Planning Scheme Amendment to re-zone the subject site in accordance with the implementation actions as detailed in this report. 
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