Planning and Environment Act 1987
GREATER GEELONG PLANNING SCHEME
AMENDMENT C336
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 BUPA Care Services.
Land affected by the Amendment
The Amendment applies to 402-404 Bellarine Highway, Moolap.
What the amendment does
The Amendment introduces a site specific provision to enable a two lot subdivision of the subject site.
The Amendment makes the following changes to the Greater Geelong Planning Scheme.
· Amends the Schedule to Clause 52.03 Specific Sites and Exclusions to include the incorporated document titled “BUPA Aged Care Facility, Bellarine Lakes, September 2015”.
· Amends the Schedule to Clause 81 Documents Incorporated into this Scheme to include the incorporated document titled “BUPA Aged Care Facility, Bellarine Lakes, September 2015”.
Strategic assessment of the Amendment 
Why is the Amendment required?
The amendment is required to provide a site specific approval in Clause 52.03 of the Greater Geelong Planning Scheme.
The purpose of the site specific approval is to introduce an incorporated document in the form of a planning permit to Clause 52.03 that enables the creation of a separate lot for a Residential Aged Care Facility previously approved by Permit 10/2006.
The proposed subdivision is prohibited by the Farming Zone and Floodway Overlay provisions of the planning scheme, thus generating the need for a Planning Scheme Amendment.
The approval will effectively create a two lot subdivision and create required easements for servicing and access. 
How does the Amendment implement the objectives of planning in Victoria?
The Amendment ensures that the objectives of planning in Victoria are met by providing for the fair, orderly, economic and sustainable use of the land through enabling it to be used efficiently for the provision of residential aged care housing.


How does the Amendment address any environmental, social and economic effects?
Environmental Effects
The amendment which facilitates a two lot subdivision of existing approved facilities will have no adverse effects on the environment. The amendment does not alter the physical appearance of the site.
Social Impact
The Amendment will result in positive social impacts to the municipality. The amendment will help to provide an efficiently operating residential aged care facility established by a recognised operator. This will provide high quality housing for a demographic that is increasing in number and in need of additional and appropriate facilities (the Bellarine Peninsula Strategic Plan 2006-2016 recognises that the aged population is amongst the fastest growing in Greater Geelong and a key action of the Plan is to encourage suitable siting of housing for older people and to develop a variety of housing styles suitable for seniors close to facilities). 
Economic Benefits
The Amendment will have a positive impact on the economy of the area and the wider municipality and region. An effectively operating facility will provide immediate and sustainable employment opportunities at the site, which is considered to be conveniently accessible to several communities. 
Does the Amendment address relevant bushfire risk?
The subject site is largely cleared and is not in a Designated Bushfire Prone area pursuant to the Department of Environment, Water, Land, and Planning (DEWLP) mapping.
Does the Amendment comply with the requirements of any Minister’s Direction applicable to the amendment?
Ministerial Direction No.11 (Strategic Assessment of Amendments) is the relevant Minister’s Direction with regard to the proposed amendment. This section of the report outlines the proposed amendment’s compliance with the Strategic Assessment Guidelines.
The amendment documents also comply with the Ministerial Direction on the Form and Content of Planning Schemes.
How does the Amendment support or implement the State Planning Policy Framework and any adopted State policy?
The amendment is supported by Clause 11.05-1 (Regional settlement networks) that aims to ‘promote the sustainable growth and development of regional Victoria’. 
The Amendment supports investment in the Geelong region through providing operational certainty for a recognised aged care provider. This is consistent with Clause 11.07 that supports the role of Geelong as the State’s second city and encourages investment to cater for expected growth. 
The Amendment does not impact on productive farmland as required by Clause 14.01-1 (Protection of agricultural land) as the site is already approved for an aged care centre. The Amendment (and the future aged care facility) will have minimal off site impacts on agriculture as the surrounding land is mainly used for non-agricultural purposes (retirement village, dwellings) except for the land to the east which is unlikely to be affected.
The Amendment supports Clause 16.02-3 (Residential aged care facilities) through enabling older people to live in appropriate housing in their local community and Clause 16.01-1 (Integrated housing) that promotes ‘a housing market that meets community needs’. The amendment will also promote diversity and affordability, which are the objectives of clause 16.01-4 (Housing Diversity) and Clause 16.01-5 (Housing Affordability). 

How does the Amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
The Municipal Strategic Statement (MSS) is consistent with State policy on the matter of supporting appropriate housing for older persons and encouraging economic and social sustainability. Clause 21.06 (Settlement and Housing) recognises that the municipality’s population is growing and aging rapidly and that the Bellarine Peninsula is a destination for those wishing to retire. There is a recognised demand for retirement accommodation, which should be directed to areas that are convenient to urban services.
The Amendment is consistent with these policies. The Amendment will assist in enhancing the functionality of an approved aged care facility. 
Local policy encourages the retention of urban breaks between settlements (Clause 21.14 - The Bellarine Peninsula). However it is important to note that the purpose of the Amendment is to assist with the subdivision of an approved development that, in terms of built form and site location, has been previously assessed to be appropriate.
Does the Amendment make proper use of the Victoria Planning Provisions?
The Amendment makes use of the most appropriate Victoria Planning Provision (VPP) tool for the subdivision of the subject site. A site specific approval in the form of an Incorporated Document in Clause 52.03 of the Greater Geelong Planning Scheme is appropriate for the following reasons:
· The use of Clause 52.03 acknowledges the unique and site specific nature of the need to subdivide the land, which has arisen from an historical approval;
· The approach maintains the integrity of the Farming Zone as it is applied to other land in the municipality in respect to subdivision;
· There is precedence for using this VPP tool in Greater Geelong, which has been effective in promoting economic growth within the region.
How does the Amendment address the views of any relevant agency?
Service Authorities
The amendment supports a two lot subdivision of the subject site.  The standard conditions in Clause 66.01-1 for a two lot subdivision have been included in the Incorporated Document and therefore the requirements of service authorities are addressed.
VicRoads
The amendment does not propose any alteration to the access to the site nor increase the likely traffic to be generated from the approved use.
Does the Amendment address relevant requirements of the Transport Integration Act 2010?
The amendment has no traffic impacts.
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 no impact on the Council’s resources 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
Ground Floor
100 Brougham Street
GEELONG
The amendment can also be inspected free of charge at the:
‘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 
Any person who may be affected by the Amendment may make a submission to the planning authority.  Submissions about the Amendment must be received Monday 11 January 2016. 
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 commencing 8th February 2016
· panel hearing:  week commencing 22nd February 2016.  







