Planning and Environment Act 1987

GREATER GEELONG PLANNING SCHEME

DELEGATED AUTHORITY REPORT

AMENDMENT C329

To:
Peter Smith – Coordinator Strategic Implementation 

From:
Susan Williamson – Senior Strategic Planner
Subject:
Rezoning of land adjoining 100 Weddell Road, North Geelong for MACS and Planning Permit Application 108/2015 for a two lot subdivision and a carpark.


File number:
C329

Purpose

This report considers a Section 96(A) combined planning scheme amendment and planning permit application for land to the south of the Multicultural Aged Care Village at 100 Weddell Road, North Geelong.
Summary

· The amendment and planning permit have been requested by Fadgyas Planning Associates on behalf of the Multicultural Aged Care Services Geelong Inc (MACS) of 100 Weddell Road, North Geelong.

· The land to the south of the MACS site is a road reserve (De Stefano Drive) and a drainage reserve and MACS has negotiated to purchase the road and a small portion of the public land to consolidate with their title.

· The land is zoned Public Park and Recreation Zone and is proposed to be rezoned to General Residential Zone 1.  The area to be rezoned is 1846m2.

· The accompanying permit application is for a two-lot subdivision and buildings and works for car parking.

· The amendment and planning permit will provide for the re-development of De Stefano Drive as a controlled accessway to the southern part of the site and a car park to support the MACS facility, providing an additional 60 spaces.
· Council’s planning policy does not contain specific guidance for aged care facilities but it clearly supports the MACS facility, as evidenced by recent approvals for expansions.

· This proposal is consistent with the relevant municipal strategies applicable to urban consolidation, housing choice and urban character.  The proposal will sit comfortably within its retirement/aged care context and it creates no adverse impacts for the nearest residential area to the south.

· The State policy relevant to Aged care facilities (Clause 16.02-3) strongly supports this proposal. 

· There is no flood conveyance or storage issue on the adjoining drainage reserve arising from this rezoning and permit application.

· A draft planning permit will be prepared before exhibition.
Recommendation

That Council resolves to prepare Amendment C329 to the Greater Geelong Planning Scheme to rezone:
1) land adjacent to 100 Weddell Road, North Geelong from Public Park and Recreation Zone to General Residential Zone Schedule 1 subject to the Minister for Planning providing authorisation for the preparation of the Amendment; and

2) Agrees to consider the application for a planning permit for the re-development of De Stefano Drive as a controlled accessway and a car park to support the Multi Cultural Aged Care Facility concurrently with the preparation of the Amendment in accordance with Section 96A of the Planning and Environment Act and that a draft planning permit 108/2015 be prepared and exhibited with the Amendment.

Background

Multicultural Aged Care Services Geelong Inc (MACS) operates a large aged care facility at 100 Weddell Road and 16 De Stefano Drive, North Geelong.  This facility currently supports 8 independent living units and 131 high and low care beds with associated on-site car parking comfortably providing for staff and visitors.

The popularity of this facility has seen on-going incremental expansions and upgrades in recent years.  Stage 1 provided for the refurbishment and limited expansion of the Borrela Wing and the re-establishment of the primary car parking area to the northern part of the site, accessible form Weddell Road rather than De Stefano Drive (permit 968/2011).  Stage 2B (permit 29/2013) provided for the recently completed 30-bed Jordan Wing and ancillary site works providing enhanced accessibility, and maintenance and storage sheds at the south-eastern corner of the site.  This stage included the acquisition of some of the adjoining public land from Council and its concurrent rezoning.  Stage 3C (permit 655/2013) facilitated engineering/drainage works supporting Stage 2B.  A separate permit application has recently been made to construct a sheltered drop-off and pick-up bay near the southern entry into the complex abutting the Jordan Wing (amendment to permit 29/2013).
As the site has been developed it has become apparent that the accessibility to, and amenity of the site could be significantly enhanced by additional modest improvements including the provision of additional car parking on site.  With the formal closure of De Stefano Drive and its acquisition by MACS from Council, it is proposed to redevelop the area comprising De Stefano Drive.  The car park and road works will require the additional excision of a small strip of land (576 square metres) from the public reservation abutting the southern alignment of De Stefano drive, to supplement the area of the current road and facilitate the construction of more than 60 additional car parking spaces.

Site and surrounds

The site is developed with the Multicultural Aged Care Facility and includes five main wings, providing a high care facility, low care facility and independent living units.
The site is located on the east side of Weddell Road directly opposite the Geelong Saleyards and surrounded by a large drainage reserve which channels stormwater under the Geelong – Melbourne Railway Reservation (east) and ultimately out to Corio Bay.  The site is well-elevated above the drainage reserve and consequently enjoys the amenity from overlooking the reserve.  A 10m wide Barwon Water easement runs through the centre of the property.

The wider aged care site is effectively an island in the middle of a large area of Council open space, that has a major role in conveyance and flood storage within the Rippleside Catchment.

Vehicle access to the site is from Weddell Road (traditionally) and using De-Stefano Drive which has been partially closed and sold to the MACS (northern part).  This road has been used as a limited access for the contractors completing the construction of the Jordan Wing.  In the meantime the main access into the facility has been via the new entrance to the north of Bella Charra House.  The western part of De Stefano Drive is being purchased by MACS and is proposed to be re-developed as a car park to support the overall needs of the MACS facility.

The closest ‘conventional’ residential dwellings are located 70 to 75 metres south of the site served from Coxon Parade.  The Geelong Saleyards are located approximately 60m west and land to the north and north-west is mostly industrial.
The current MACS site is almost wholly within the General Residential Zone 1, excluding the western part of De Stefano Drive proposed to be purchased from Council and developed with car parking.
Discussion

The western part of De Stefano Drive (1270 square metres) is within the Public Park and Recreation Zone (PPRZ) as is the smaller portion of land abutting the southern alignment (576 square metres).  Both of these areas are to be acquired from Council.

Whilst the proposed development and subdivision could be undertaken under the provisions of the current zoning, it is seen more appropriate to rezone the land concurrently with the subdivision and development permit application.

This combined application comprises the following elements:

· The rezoning of 1846 square metres of reserved land to be purchased from the City of Greater Geelong – to be rezoned to General Residential Zone 1

· Planning Permit application to subdivide 1270 square metres of De Stefano Drive and 576 square metres from the adjoining public reserve and their consolidation into the land owned by MACS.  And for reconstruction of the widened area of the De Stefano Drive to provide a car park for at least 60 vehicles.

The proposal is needed to:

· re-develop De Stefano Drive as a controlled accessway to the southern part of the site and a car park to support the MACS facility, providing 60 or more spaces in addition to the statutory requirement already provided by the facility.

· recognise the most appropriate zoning of the land to be purchased from the Council for the proposal, i.e. General Residential Zone 1.

State Planning Policy Framework (SPPF)

There are no specific SPPF strategies/policies that influence this proposal, albeit the following are seen to be generally supportive of the provision of quality, aged care facilities within the community:

Clause 11 Settlement provides that:

Planning is to anticipate and respond to the needs of existing and future communities through provision of zoned and serviced land for housing, employment, recreation and open space, commercial and community facilities and infrastructure.

Clause 16.02-3 Residential aged care facilities seeks to:

Facilitate the timely development of residential aged care facilities to meet existing and future needs.

Clause 16.02-4 Design and location of residential aged care facilities seeks to:

Encourage well-designed and appropriately located residential aged care facilities.

The State level policies are relatively silent about such a micro-level proposal, but suffice to conclude that any improvement to the operational efficiency of the facility must be seen as being consistent with relevant policies.

The proposal has been designed in a manner, which will blend with and contribute to the character of the area whilst providing an enhanced level of amenity for the future residents and their visitors.

Local Planning Policy Framework (LPPF)

The LPPF doesn’t contain any strategies or local policies that provide any guidance for this low-key proposal.  However, Council has supported this facility over a number of years as evidenced by the recent approval of Stages 2A, 2B and 2C.  The proposal will sit comfortably within its retirement/aged care context and it creates no adverse impacts for the nearest residential area to the south.

The proposed rezoning of the relevant reservation area will ensure that the appropriate zone is used for a primary residential use.  Council has Property Unit has agreed to sell part of De Stefano Road and an abutting five metre wide strip to MACS.  The proposed discontinuance and sale of the PPRZ road will be advertised as required under the Local Government Act.
Referral Comments

Council Open Space Planners and Engineers reviewed the application and provided initial comments on the proposal and when combined with discussions with the applicant, have influenced and led to the submission of revised development plans for the proposal.
Permit conditions for the proposal, including Council’s standard open space permit conditions dealing with landscaping and maintenance, have been provided.  Likewise standard Engineering conditions have been identified.  These will be included in the draft planning permit for exhibition.
Of initial concern was the potential for filling to extend excessively into the floodway, thus altering the flow characteristic during a flood event.  It was agreed if earthworks generally did not extend into the mapped 1% AEP flood extent, this would be considered an acceptable response and remodelling of the catchment could be avoided.  This has resulted in the roadway and carpark being a combination of a suspended slab and fill batters, all clear of the Special Building Overlay.

The submitted plans included some rudimentary details of construction management principals which will be addressed more fully in the draft planning permit.
The revised plans will require some very minor modifications to address tree removal and the appropriate landscaping treatment of the slope, and this will be achieved through amended plans condition on the planning permit.
Support for Proposal

MACS is a well supported and valued community and social asset for the Geelong community and Council.  This combined amendment and planning permit application will provide valuable additional car parking to support the functioning of the facility and better control access to the site.
No adverse amenity impacts are foreseen for the future residents, or the neighbours.

This proposal is supported by State and Local planning policy.  It is recommended that the application be supported and that authorisation be sought from the Minister for Planning to prepare this combined amendment and planning permit.

The applicant has sought Council’s assistance to recommend the fast-tracking of this proposal to the Minister for Planning to avoid unnecessary delays to project implementation.  Where an amendment proposes a change to the provisions relating to land set aside or reserved as public open space, Section 20(3)(ba) of the Planning and Environment Act 1987 states that the Minister cannot exempt a planning authority from the requirement to publish a notice in a newspaper generally circulating in the area and in the Government Gazette.  Council could however seek exemption from the requirement to notify owners and occupiers of land that it believes may be materially affected by the amendment.  In this case the closest land is the Geelong Saleyards and the drainage reserve, both owned by Council.  Residential land to the south of the drainage reserve is separated from the proposed rezoning area by approximately 45-89 metres.  As this is a minor rezoning there is considered to be no material affect on these properties so notification to them is unwarranted.  It is therefore recommended that Council seek exemption from the individual notification from the Minister for Planning.
Planning Permit Application

Accompanying the amendment request is a planning permit application for a two-lot subdivision of the reservation abutting De Stefano Drive to excise a 576m2 strip along the southern alignment of the Drive, and the removal of the Reservation restriction from the lot.  Consolidation of the subdivided strip with the whole of De Stefano Drive (following its acquisition from Council) and the abutting land to the north-east owned by MACS is proposed.

It also seeks permission for the reconstruction of the widened area of the (former) De Stefano Drive to provide a car park for at least 60 vehicles.  The proposed new parking bays will be predominantly at 90 degrees, but some parallel spaces on both alignments are also proposed.  Earthworks as required along the southern interface of the area to be excised with the existing Reserve and associated drainage works to Council’s requirements.

The application has been assessed against State and Local Policy where it was found to comply.  The proposal assists in facilitating the timely development of residential aged care facilities and encourages the growth of an existing, appropriately located aged care facility.

The application has been assessed against the General Residential Zone Schedule 1 where the decision guidelines for subdivision and Clause 56 have been considered. The application is not a typical residential subdivision and therefore much of Clause 56 is not relevant but it was overall found to comply. It is considered that the development is appropriately located and designed and the subdivision is in accordance with the development and therefore complies. The car park will provide approximately 60 car parking spaces in addition which assists in providing a well designed facility which caters for parking for employees and visitors to the site. 
The draft planning permit will be prepared for exhibition.
Environmental Implications

There are no environmental implications arising from this amendment.

The planning permit application has been prepared to avoid development on the land affected by the SBO.

Financial Implications

The applicant will meet the costs of the combined planning scheme amendment and planning permit application.

Council has reached agreement to sell the land to MACS.  Following completion of the rezoning, the sale can be enacted.

Policy/Legal/Statutory Implications

The amendment implements the objectives of Planning in Victoria by addressing the Planning and Environment Act 1987, the SPPF and the LPPF.

Alignment to City Plan

The Amendment supports the Community Wellbeing strategic direction of City Plan, in particular the properties of connected, creative and strong communities and through the ongoing provision of wellbeing services and activities.

Officer Direct or Indirect Interest

In accordance with section 80(c) of the local Government Act no Council officers have any direct or indirect interest in the matters to which this amendment relates. 

Risk Assessment

There is no risk associated with this Amendment.

Social Considerations

The amendment is seen as being strongly positive in terms of social considerations.  MACS operates a large aged care facility at the site.  The additional car parking will enhance the operational efficiency of the site whilst also providing for improved accessibility and amenity of the site for visitors who are often elderly themselves.

Human Rights Charter

The Amendment will not impact on any basic rights, freedoms and responsibilities as set out in the Charter.  Planning legislation ensures an open community consultation process occurs enabling people to freely express their views and if necessary obtain a fair hearing before an independent panel.

Consultation and Communication

The next step in the process will be to seek Ministerial authorisation and progress the amendment in accordance with the Planning and Environment Act 1987.

APPENDIX 1 – SUBJECT LAND
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APPENDIX 2 – PROPOSED REZONING
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APPENDIX 3 – PROPOSED SITE PLAN
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APPENDIX 4 – PROPOSED SUBDIVISION PLANS
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