Planning and Environment Act 1987

greater geelong PLANNING SCHEME

AMENDMENT C321
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 Batman Management Group Pty Ltd.
Land affected by the amendment

The Amendment applies to land at 30, 32, 34, 36-38, 40 and 42 Geelong Road, Portarlington.
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What the amendment does

The Amendment proposes to:

· Rezone the land from the Commercial 2 Zone to the Mixed Use Zone.
· Apply the Environmental Audit Overlay (EAO) to the land being rezoned; and

· Replace Clause 21.14 with a new clause that removes the notation “retain Business 4 Zone” from the Portarlington Structure Plan map at Clause 21.14-5.
Concurrent with the preparation of the planning scheme amendment, a planning permit application is also made pursuant to Section 96A (1) of the Planning & Environment Act 1987, that affects the land at 30 and 32 Geelong Road, Portarlington.
The planning permit application (1234/2014) seeks approval for development and use of land for Accommodation and Retail premises, subdivision, reduction of car parking requirements, display of advertising signs, waiver requirement for loading and unloading of vehicles, waiver requirement for provision of bicycle facilities and creation of access to a road in a Road Zone, Category 1.

Strategic assessment of the amendment 

Why is the amendment required?

The Amendment is required to facilitate the development of a multi-storey accommodation and ground level retail complex at 30 and 32 Geelong Road, Portarlington. Under the provisions of the current Commercial 2 Zone, the use ‘accommodation’ is prohibited (other than a motel and residential hotel).

The rezoning of the entire commercial precinct to the Mixed Use Zone reflects the gradual transition of the area for high-end accommodation and tourist-related uses, while not discouraging or impacting on existing established businesses.
It is also necessary to apply the EAO to the land being rezoned to ensure that potentially contaminated land is suitable for sensitive uses.
How does the amendment implement the objectives of planning in Victoria?

The objectives for planning in Victoria listed under Section 4(1) of the Planning and Environment Act 1987 contains the following:

· 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 facilitate development in accordance with the objectives set out [above].
It is considered that this Amendment will assist in implementing the objectives of planning in Victoria by providing quality accommodation to support the local tourist industry and renewal of a prominent coastal town entry point, without adversely impacting on the role of the Portarlington Town Centre. 
How does the amendment address any environmental, social and economic effects? 

Environmental Effects

The land proposed to be redeveloped at 30-32 Geelong Road contains existing buildings and paved areas and has no environmental values.

However the municipal and conservation reserves located to the north of the development site are environmentally diverse and contain native aquatic vegetation and a large frog population. Conditions have been drafted for inclusion on the permit to ensure appropriate capture and treatment of stormwater runoff from the site.

Social Effects

The use of the proposed building for accommodation and retail purposes is compatible with surrounding uses, will generate employment opportunities, create a new public open space  link between Geelong Road and the recreation reserve and will deliver a positive community benefit.

Economic Effects

The commercial precinct, other than 30-32 Geelong Road proposed to be redeveloped, contains a number of established businesses. These businesses are important contributors to the local economy and not expected to be impacted by the amendment. The Mixed Use Zone will encourage a greater diversity of uses in the precinct. 

The proposed accommodation and retail complex will generate significant employment during the construction period with flow-on benefits to the local retail sector, especially outside the summer holiday season. The addition of quality short-term accommodation (through a serviced apartment model) on the northern Bellarine will directly support and benefit the local tourist and wine industry.   
Does the amendment address relevant bushfire risk?

The proposed development does not present any issues associated with bushfire risk as it is located within an established urban area.
Does the amendment comply with the requirements of any Minister’s Direction applicable to the amendment?

The amendment is required to consider Ministerial Direction No. 1 Potentially Contaminated Land given the past light industrial and general purpose factory uses on the land. The Environmental Audit Overlay is proposed to be applied to the precinct to ensure the environmental conditions are appropriately considered prior to a ‘sensitive use’ (i.e. residential) being established. 
Ministerial Direction No. 17 requires planning authorities to have regard to the adopted Bellarine Peninsula Localised Planning Statement (Victorian Government 2015) when preparing a planning scheme amendment affecting land on the Bellarine. The amendment accords with the Statement by not compromising the rural landscape, ensuring appropriate stormwater management measures are in place, using a contemporary design that complements the proposed mixed use precinct, and supports tourism accommodation, residential growth and local employment within the Portarlington settlement boundary.
The amendment is consistent with the Ministerial Direction on the Form and Content of Planning Schemes under Section 7(5) of the Act and complies with Ministerial Direction 11 – Strategic Assessment of Amendments. 
How does the amendment support or implement the State Planning Policy Framework and any adopted State Policy?

At a state level, the key relevant policies are Clauses 11.07 and 17.03. Clause 11.07 contains policies about economic growth in the Geelong region and recognises that the region must build on its competitive strengths including tourism. Strategies support infill housing and employment diversity. Clause 17.03-1 encourages the development of a range of well designed and sited tourist facilities.
The proposal will support these policies. The accommodation and retail complex will deliver a significant economic boost to Portarlington during the construction period and then directly support the local tourism industry, as well as offering opportunities for small businesses to establish and greater housing diversity.
How does the amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
Council’s Municipal Strategic Statement contains policy directions in relation to economic development and employment (Clause 21.07). Clause 21.07 notes that tourism is a key part of the Geelong region’s economy and identifies it as a strategic economic growth sector. Clause 21.07-6 specifically directs that major accommodation facilities establish in urban areas. 

Clause 21.14 relates to the Bellarine Peninsula, noting that the area is highly valued for its tourism function and lifestyle appeal. Objectives include to; provide for sustainable commercial, retail and tourist development in designated locations to service the wider Bellarine community; and to preserve the individual character, identity and role of the townships.

The proposal is considered to be consistent with theses policies and will provide for a diversity of business, employment and housing opportunities. 

The Portarlington Structure Plan is a reference document under Clause 21.14 of the Greater Geelong Planning Scheme. The Structure Plan states that the existing Business 4 zoned land on Geelong Road should be retained to cater for local service uses related to fishing/ aquaculture, local produce and wineries.

A discussion about tourism and holiday accommodation is at Section 5.3, and at Section 5.5, the land at 42 Geelong Road is recognised as the location of a mussel processing business. The processor is no longer operational and has been replaced by a seafood retail business. Rezoning the precinct supports the existing businesses and improves tourist accommodation options consistent with Portarlington’s policy framework.
Does the amendment make proper use of the Victoria Planning Provisions?
The proposed amendment makes proper use of the Victoria Planning Provisions (VPPs).
The amendment proposes to rezone the entire precinct to the Mixed Use Zone, the purpose of which is to provide for a range of residential and commercial uses, as well as housing at higher densities. The Mixed Use Zone will therefore allow for the proposed accommodation complex while also supporting the existing businesses and not undermining the primary retail role of the Portarlington Town Centre.
The application of the Environmental Audit Overlay is the appropriate planning tool to address potentially contaminated land issues.

How does the amendment address the views of any relevant agency?
The views of any affected agencies were considered during the preparation of the draft planning permit for exhibition. This included VicRoads, the responsible authority for the management of Geelong Road.
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. The precinct will continue to be served by existing public bus routes.
Resource and administrative costs

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

Rezoning the land 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, Customer Service Centre, 18-20 Hancock Street DRYSDALE (inside the library) – 9.00am to 5.00pm weekdays
‘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 8 February 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 beginning 16 May 2016
· Panel Hearing:  Week beginning 13 June 2016
Further information

For further information about Amendment C321 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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