Greater Geelong City Council 29 November 2016
C331 Consideration of Submissions Delegated Authority Report

GREATER GEELONG PLANNING SCHEME
DELEGATED AUTHORITY REPORT

AMENDMENT C331 & PLANNING PERMIT 392/2015 —
CONSIDERATION OF SUBMISSIONS

To: Peter Smith — Coordinator Strategic Implementation
From: Stuart Thiele — Strategic Planner

Subject: Consideration of submissions

File number: C331

Date of Report: 28 November 2016

Purpose

The purpose of this report is to consider submissions on this combined
Amendment and Planning Permit and to recommend that submissions be
referred to an independent Planning Panel.

Summary

A combined Planning Scheme Amendment and Planning Permit application,
lodged by Mesh on behalf of landowners JWB Lamb, Samsar Pty Ltd and
Barwon Water, to rezone and subdivide land in Barrabool Road and Cityview
Drive, Wandana Heights, was exhibited from 1 September to 3 October
2016.

The exhibited Amendment included two telecommunications lots not part of
the subdivision, included at Council’s request.

Eleven submissions were received, including eight objections.

Key issues raised in submissions were the difference between proposed lot
sizes and existing lot sizes in Cityview Drive, traffic, stormwater drainage, a
request to include an adjacent lot (69-77 Cityview Drive) in the Amendment,
public open space and development contribution requirements, and a
revised plan of subdivision lodged by the applicant. These are addressed in
the report below.

A wide range of other issues were also raised. These are addressed in the
Summary of Submissions. '

The revised plan of subdivision is supported.

After consideration of all points raised in submissions, the Amendment and
Planning Permit are still supported. Minor changes are recommended to the
Planning Permit conditions, along with one change to the Development Plan
Overlay Schedule. It is anticipated that modification of the Section 173
Agreements will also be negotiated.

As most of the points raised in submissions remain unresolved, it is
recommended that submissions be referred to an independent Panel.
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Recommendation
That Council’s delegate resolves to:

1) Request the Minister for Planning to appoint a Panel under Part 8
of the Planning and Environment Act 1987;

2) Refer all submissions on Amendment C331 and Planning Permit
392/2015 to the Panel;

3) Submit to the Panel its response to the submissions generally as
outlined in this report; and

4) Revise planning permit conditions and the Development Plan
Overlay Schedule generally as outlined in this report prior to the
Panel Hearing.

Background

A planning scheme amendment request and concurrent Section 96A planning
permit application for subdivision for four lots in Barrabool Road and Cityview
Drive, Wandana Heights were lodged in March 2015. The applications were
lodged by Mesh for Villawood, development managers acting on behalf of the
landowners (JWB Lamb, Samsar Pty Ltd and Barwon Water). The Amendment
proposes to rezone the land to General Residential Zone Schedule 1 and to apply
the Development Plan Overlay. The subdivision proposes to create 186
residential lots. Two small adjacent lots used for telecommunications
infrastructure (37 and 39 Cityview Drive) are not part of the subdivision
application but were included in the Amendment at Council’s request.

The application was subject of extensive discussion with the proponent,
refinement and consultation with referral authorities, particularly with respect to
stormwater drainage and the public open space requirement. A revised
subdivision proposal was lodged in November 2015 and revised supporting
information was lodged between November 2015 and August 2016.

The location of the lots and existing zoning is shown at Appendix 1, the
proposed rezoning at Appendix 2, proposed overlay at Appendix 3 and the
exhibited plan of subdivision at Appendix 4.

Discussion
Exhibition

The Amendment and draft Planning Permit were exhibited between 1 September
and 3 October 2016. Eleven submissions were received. Eight objections were
received from adjacent or surrounding landowners. Three submissions
supported or provided comment on the proposals: one was received from the
applicant, Mesh; the others were from Barwon Water and the Environment
Protection Authority.

The key issues raised in submissions are outlined and discussed in this section,
below. A range of other issues raised are addressed in the Summary of
Submissions at Appendix 5.
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Key issues

Difference between proposed lot sizes and existing lot sizes in Cityview
Drive

Five of the eight objections raised the discrepancy between the lot sizes
allowed/proposed by the combined Amendment and Planning Permit and the size
of existing lots on Cityview Drive. While recently rezoned to Low Density
Residential Zone Schedule 2 (minimum 2000 m?), existing residential lots on
Cityview Drive are over 3000 m? and in many cases over 4000 m?. These
submissions contended that the new development would be inconsistent with the
existing character and landscape of land on Cityview Drive. It was argued that
smaller lots and narrower frontages would create an unattractive streetscape.
Some submissions contended that a 2000 m? minimum lot size and/or the Low
Density Residential Zone Schedule 2 should be applied to the subject land.

Officer response:

It is acknowledged that the proposed zoning and lot sizes on the Amendment
land differ from those of existing lots in Cityview Drive, which are now zoned Low
Density Residential Zone Schedule 2. However, the Amendment and its
proposed zoning are strategically justified. The Geelong Ring Road forms a
logical western boundary for urban development in this part of Geelong. The
General Residential Zone will allow more efficient use of well located land with
services available. The zoning is consistent with that of most other land in
Wandana Heights as well as land north of Barrabool Road in Highton.

Those lots on Cityview Drive directly opposite the subject land already directly
abut land, to the east, in the General Residential Zone. Some change in the
character of Cityview Drive as a result of the proposed rezoning and subdivision
is inevitable. However, the topography and the orientation of homes on the
eastern side of Cityview Drive is such that there will be minimal visual impact
from new development on the subject land. Development on the proposed lots
will be subject to the same ResCode provisions as all other land in the General
Residential Zone Schedule 1 in the wider surrounding area.

The lot layout proposed by the subdivision achieves some transition between
proposed smaller lots to the west and the existing residential lots on Cityview
Drive. Eleven proposed lots directly fronting Cityview Drive have an average size
of 831 m®. Two others lots abutting Cityview Drive are over 1000 m?, while five
proposed lots immediately south-east of the subject land average over 1000 m?.

In view of the above, the proposed zoning and subdivision layout are supported.
Traffic

All of the objecting submissions expressed concern with the traffic that would be
generated by the proposed development. It was suggested that Cityview Drive
will not be able to accommodate the increased traffic: safety concerns were
raised due to Cityview Drive’s narrow width, existing bends, on-street parking,
use by pedestrians and cyclists and the location of proposed intersecting roads.
Concern was also raised with the operation of the intersection of Cityview Drive
and Barrabool Road: submissions indicated increased traffic as well as
construction vehicles would cause delays and safety issues for vehicles
accessing Barrabool Road; upgrading of the intersection was suggested,
including the use of traffic lights. Increased traffic congestion and a need to
upgrade Barrabool Road were also raised.
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Officer response:

Council’s Engineering Services is confident Cityview Drive can accommodate the
additional traffic generated by the proposed subdivision. Most traffic generated
by the development will use Cityview Drive between Barrabool Road and the
northernmost new intersection, north of Drewan Park. Widening will not be
required, nor will roundabouts at the proposed new intersections onto Cityview
Drive. A splitter island will be required at the new intersection north of Drewan
Park. Kerb and channel will be required along the western side of Cityview Drive,
between Barrabool Road and the northernmost new intersection and between the
new intersection south of Drewan Park and the southern boundary of the site.
Controls will be required to prohibit on-street parking on Cityview Drive.

A traffic count conducted by Council’s Engineering Services on Wednesday 26
October 2016 found higher traffic volumes than those, from a February 2015
count, used in Cardno’s Traffic and Transport Assessment, submitted and
exhibited with the Amendment and Planning Permit. Engineering Services noted
that the majority of traffic movements from Cityview Drive were left turns into
Barrabool Road. Engineering Services has advised that to cater for additional
traffic generated by the development, separate left and right turning lanes should
be required from Cityview Drive onto Barrabool Road. This will reduce queuing of
vehicles behind one or more vehicles waiting to turn right into Barrabool Road.

Due to anticipated traffic volumes and predicted turning movements at the
Cityview Drive/Barrabool Road intersection, it is also desirable to avoid vehicle
crossings onto the section of Cityview Drive between Barrabool Road and the
new intersection north of Drewan Park. A minor redesign of the subdivision
layout could achieve this, with the use of a battleaxe lot(s) and/or lots oriented to
the proposed road along the north of Drewan Park.

Council’s Engineering Services is confident that traffic signals will not be required
at the Cityview/Barrabool intersection. A VicRoads officer has confirmed that
signals are unlikely to be necessary. With respect to upgrading of Barrabool
Road, the VicRoads officer indicated that Barrabool Road may be duplicated in
the future (to provide two lanes in each direction), but that this will depend on
traffic demands and government priorities. No duplication works are currently
scheduled.

Some changes to the Planning Permit conditions are recommended to specify the
abovementioned requirements.

Stormwater drainage

Two submitters have raised concerns with the safety of proposed stormwater
retarding basins. One submission from the owners of a residential lot adjacent to
a proposed major retarding basin has raised detailed concerns with the retarding
basin, in particular the risk of flooding of the submitters’ property from failure of
the basin or discharge of stormwater into an open drain on a Council reserve
adjacent to their property. The submitters have indicated they have been advised
insurance for their property will be unavailable or significantly increased in cost as
a result of the development. The submission claims that the stormwater system
proposed is cheap, inferior and unconventional. Other concerns raised in the
submission include visual impact of the retarding basin, potential groundwater
seepage, mosquitoes, odours, maintenance responsibility, and concerns with
several statements or findings in the supporting Surface Water Management
Strategy, including that the modelling does not use the most recent data and its
predictions may not reflect predicted climate change.
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Officer response:

Council officers have met with the submitters whose land is directly adjacent to
the proposed south-east major retarding basin to discuss their concerns. The
operation of the retarding basins for the south-east catchment of the subject land
has been explained. The applicant has subsequently been asked to provide
information more clearly explaining the operation of the proposed retarding
basins, for the submitter and so that the submitter can provide it to their insurer.
At the time of writing this information is under preparation.

Council's Engineering Services advises that there is a very low risk of retarding
basin failure and that the risk of seepage through the constructed basin wall is
also very low. The major retarding basin will not hold standing water and will be
dry almost all of the time. The City has over 100 retarding basins and has not
experienced a failure causing private property damage. Overflow is being
directed onto a Council reserve, by way of an open drain or pipe, not onto private
property. The retarding basin is likely to actually reduce water flows onto the
submitters’ property. The stormwater system proposed is not cheap, inferior or
unconventional. The development will be subject to the same drainage standards
as all other recent developments in the City.

A response to each of the points raised by the submitters (Submission 11) can be
found in the Summary of Submissions at Appendix 5.

Request to include 69-77 Cityview Drive in Amendment

One objecting submission indicated that the objection would only be withdrawn if
their property, 69-77 Cityview Drive, abutting the subject land, is included in the
Amendment. The submitters wish to be able to subdivide an approximately 1700
m? lot from their 5336 m? lot (see Appendix 6). The current Low Density
Residential Zone Schedule 2 allows for subdivision down to a minimum of 2000
m?, but this is difficult to achieve due to the location of the dwelling on the
submitters’ land. The submitters argue that the subdivision they seek will not
change the low density profile of Cityview Drive or impact neighbours.

Officer response:

The subdivision the submitters seek to facilitate by rezoning would be in generally
in keeping with the lot sizes proposed by the Amendment; the 1700 m? lot would
actually be larger than most lots proposed in the exhibited plan of subdivision.
However, this change to the Amendment would require further consultation with
surrounding landowners, including the beneficiaries of a restrictive covenant
limiting development on each existing lot to a single dwelling. It may be
considered a transformation of the Amendment. The proposed change to the
zoning of the submitters’ land would need to be justified by strategic assessment.
It is not immediately clear that such justification exists, noting that the current
zoning already provides scope for subdivision into two lots.

In light of the need for further consultation, the request to include some or all of
the submitter’s property in the Amendment is not supported.
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Public open space and development contribution requirements

Mesh, in their submission, indicated their clients are only willing to pay the $2670
per lot development contribution set out in the exhibited draft Section 173
Agreement subject to:

(i) acknowledgement that the subject land cannot be characterised as a growth
area within the context of the development settings that are proposed within
the new Infrastructure Contributions Framework and that the land is more
appropriately categorised as an infill development opportunity; and

(i) Council acceptance that it is appropriate to satisfy part of the 10% public open
space contribution through works in kind to Drewan Park, with the balance to
be paid as a cash contribution.

The proponent has indicated that Drewan Park is underutilised and that it has an
elevated local and regional role and function. The submission argues that the
proposed development gives an opportunity to upgrade the park for existing and
future local and regional residents. The submitter seeks to work with Council to
resolve a voluntary arrangement on development contributions and public open
space contributions, but indicated that if this is not achieved, the request for
payment of development contributions and open space contributions should be
referred to an independent Panel.

Officer response:

After further consideration, Council’s Recreation and Open Space unit advises it
is now willing to consider the delivery of reasonable landscaping improvements
within Drewan Park as works in kind in lieu of a portion (up to 50%) of the
required public open space contribution. A list of landscaping improvements
which would be acceptable to improve the amenity of the reserve and bring it up
to a District status without imposing significant asset maintenance or renewal
obligations on Council has been provided to the proponent. Initial feedback from
the submitter on this revised position has been positive. It is anticipated that the
scope of proposed improvements will be refined and agreed between Council and
the proponent and the exhibited Section 173 Agreements changed as necessary.

Revised plan of subdivision

Mesh, as part of their submission, lodged and seeks support for a revised
subdivision layout plan (Appendix 7). This proposed plan increases the number
of proposed residential lots from 186 to 195. The plan also incorporates the
following changes:

¢ the southernmost access road intersecting Cityview Drive, proposed to use the
existing vehicle access to the Barwon Water site, is removed and replaced with
residential lots and a reserve, for stormwater drainage reasons;

¢ the existing water pipe from the Barwon Water tank in the previously proposed
road reserve is to be accommodated in a designated reserve;

e the central east-west pedestrian link is removed and replaced with two lots;
and

e proposed Lots 1 and 2 in the north-west of the site are re-oriented to front the
local access street and an extended driveway is removed.

Officer response:

Council officers have considered and support the proposed changes.
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Other issues

A wide range of other issues were raised in submissions and are addressed in
the Summary of Submissions at Appendix 5. None of the issues raised warrant
abandoning or changing the Amendment. A few warrant minor changes to the
exhibited Planning Permit. The other issues raised were:

noise attenuation from the Geelong Ring Road;

noise (traffic noise, construction noise and general residential noise);
dust;

impacts on property values;

impacts on lifestyle and standard of living;

reduced privacy on an adjacent property due to overlooking;

loss of uninterrupted rural views;

disturbance of the environment;

cost of boundary fencing;

lot sizes will not be conducive to “family style homes and living”;

proposal is contrary to restrictive covenants applying to surrounding land;
desirability of providing more public open space;

security and noise concerns with open space adjacent to rear of property;
adequacy of emergency egress from area;

bicycle path linkages;

suggested road names;

Traffic and Transport Assessment reference to a subdivision in Werribee;
development may exacerbate slow internet connection;

impact of rezoning 37 Cityview Drive on Brownhill Lookout;

possible refinement of the Public Use/General Residential Zone boundary;
concern at age of exhibited background reports;

fairness and integrity of the Amendment and Planning Permit process;
whether the exhibited plan of subdivision constitutes the Development Plan;
Barwon Water permit conditions; and

minor changes and clarifications to Planning Permit conditions.

Changes to Development Plan Overlay Schedule

One minor change is recommended to the Development Plan Overlay Schedule.
This should be modified to specify that a Development Plan must apply to the
entire site, so that a single Development Plan addresses all requirements in Point
3.0 of the Schedule.

Changes to Planning Permit

Through the consideration of submissions a number of changes to the exhibited
Planning Permit conditions have been identified. It is recommended that the
following changes be made to the Planning Permit:

require amended plans to redesign lots to avoid vehicle crossings to Cityview
Drive between Barrabool Road and the new road north of Drewan Park;
include cross reference to the correct condition in Condition 1e);

delete Condition 6c¢);

include a requirement for a road safety audit (local area traffic management
plan);

specify a requirement for left and right turning lanes from Cityview Drive into
Barrabool Road;
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o specify a requirement for kerb and channel construction along sections of
Cityview Drive;

o specify a requirement for driveway construction on lots fronting Cityview Drive
south of Drewan Park;

e specify a requirement to provide pedestrian access to bus stops on the
nearest public transport route, as per the Development Plan Overlay
Schedule;

e modify Condition 8 by adding “on page 13” after “recommendations”;

e modify Condition 26h) if requiring a solid fence on the boundary of the
property adjacent to the south-east major retarding basin;

e incorporate Conditions 39 and 40 as dot points within Condition 38; and

e include a requested Barwon Water sewer condition inadvertently left off the
exhibited permit.

Precise wording of the recommended changes will be prepared and submitted to
the Panel and all relevant parties prior to the Panel Hearing.

Conclusion

After consideration of all points raised in submissions, the Amendment and
Planning Permit are still supported. Minor changes are recommended to the
Planning Permit conditions, along with one change to the Development Plan
Overlay Schedule. It is anticipated that modification to the Section 173
Agreements will also be required. As most of the points raised in submissions
remain unresolved, it is recommended that submissions be referred to an
independent Panel.

Environmental Implications

The subject land is primarily cleared and has been used for agriculture for many
decades. An ecological assessment confirmed the presence of eight patches of
native vegetation on the site, in the form of grassy woodland (secondary
grassland). A required biodiversity offset has been identified.

A contamination assessment undertaken for the site concluded that the former
uses of the site do not present an unacceptable contamination risk to the
proposed development of the land and that an Environmental Audit of the site is
not required.

A water quality strategy prepared for the development concluded that the
proposed stormwater management system exceeds best practice stormwater
runoff targets for all catchments.

Financial Implications

Payment of development contributions as set out in the exhibited Section 173
Agreement will assist in the provision of community facilities within the catchment
of the proposed development. Provision of landscaping improvements to Drewan
Park as works in kind to partly satisfy the Public Open Space requirement will be
acceptable so long as they do not impose significant asset maintenance or
renewal obligations on Council.
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Policy/Legal/Statutory Implications

The Amendment is consistent with the State Planning Policy Framework (Clauses
11.07, 11.07-1 and 11.07-2) and the Local Planning Policy Framework (Clauses
21.06-2 and 21.15-1).

Alignment to City Plan

The Amendment supports the Growing Our Economy strategic direction of City
Plan by providing additional residential land within the defined boundary of the
Geelong urban area.

Officer Direct or Indirect Interest

No Council officers involved in the preparation of this report have any direct or
indirect interest in the matter to which this report relates, in accordance with
Section 80C of the Local Government Act.

Risk Assessment

There are no notable risks associated with implementing the recommendation
contained in this report.

Social Considerations

The community will benefit from upgrades to the road and pedestrian/cyclist
network, from landscaping improvements in Drewan Park and from development
contributions assisting in the provision of community facilities within the
catchment of the subject land.

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 Amendment was exhibited in accordance with statutory requirements.
Discussions have been conducted with several submitters on issues raised in
their submissions.
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Appendix 1 — Location plan and existing zoning
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Appendix 3 — Proposed overlay
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Appendix 4 — Exhibited plan of subdivision — Planning Permit 392/2015
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Greater Geelong City Council
C331 Consideration of Submissions

29 November 2016

Delegated Authority Report

Appendix 6 — Proposed subdivision of 69-77 Cityview Drive (Submission 5)
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Greater Geelong City Council

, 29 November 2016
C331 Consideration of Submissions Delegated Authority Report

Appendix 7 — Revised plan of subdivision (Submission 6)
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Greater Geelong City Council 29 November 2016
C331 Consideration of Submissions Delegated Authority Report

Appendix 8 - Villawood information brochure (Submission 5)

WANDANA

Wandana Heights

INFORMATION BROCHURE

September 2016 v'QYXQQEJs
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- WANDANA

Wwandana Heights

i
]

Communities Designed for Living

Your opportunity awaits...

Introducing WANDANA

at Wandana Heights

Villawood Properties is proud to introduce the new number one address in the Geelong
region — WANDANA.

The WANDANA site boasts comma nding views from Corio Bay 10 Torguay, amazing
accessibility to local amenities and unbeatable proximity to Geelong, Melbourne and the

Surf Coast.
an architect

This is a unique opportunity for your family to upgrade and build

l dr
home on a comfortable home site in the vibrant WANDANA community. -

B11
Page 48 of 52



i i 29 November 2016
Greater Geelong City Council .
C331 Consideration of Submissions Delegated Authority Report

WANDANA

Wandana Heights

Vi ” GWOQCJ
properties
Communities Designed for Living

The Villawood Difference

The Villawood Properties brand is synonymous with the Geelong region. Villawood currently has several active
housing development projects across the region including ARMSTRONG at Mt Duneed, 18th Fairway Villas at
Barwon Heads, and the recently sold out Estuary at Leopold.

Villawood Properties has grown to become one of Australia’s leading residential land developers with a proven
track record in delivering innovative, community-focused developments.

From modest beginnings developing small subdivisions in Bendigo, today Villawood Properties predominately
concentrates on large-scale master planned communities, which incorporate a combination of mixed-use town
centres, residents’ clubs, educational facilities, large display villages and the creation of high quality parks and
open spaces.

Villawood Properties understands there is much more to creating a living, breathing cammunity than simply
constructing a housing allotment and as such, is committed to going that extra mile to deliver vibrant
communities where residents form strong and lasting relationships.

Executive Director Rory Costelloe, a resident of Geelong for over 12 years, is a passionate advocate for the city
and a member of Central Geelong Taskforce. Villawood Properties regularly collaborates with entities such as the
Committee for Geelong to both ensure and promote Geelong's future economic prosperity,

INNOVATION - CREATIVITY - COMMUNITY - PASSION
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WANDANA

wandana Heights

Commurities Designed for Living

WANDANA Overview

villawood Properties, in collaboration with existing land owners have identified the WANDANA site as a
great infill development site with fantastic proximity to local amenities and infrastructure. WANDANA will

also cater for Geelong's increasing population and maintain Villawood's commitment of growing the
Geelong economy.

The WANDANA development will fill the gap in Wandana Heights up to thering road, and can be seen as
2 natural extension of Geelong. WANDANA is expected to commence mid-2017 and will feature
approximately 130 lots. Land sizes will range from 450m? to 1267m?,

The number one focus of the project is on ensuring the landscape and amenities are of the highest
quality standard to provide the perfect community setting. This will mean a range of improvements to
the current landscape which will benefit the wider neighbourhood. Such improvements will include:

- Four new parks, including a park around the existing Barwon Water water tower

. A series of wetlands throughout the estate with proposed walking and bike paths and boardwalk
through the wetlands

. Improvements to City View Drive and Barrabool Road intersection
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Wandana Heights

'WANDANA

Vi GWOOA

properties
Communities Designed for Living

Next steps

To ensure you keep up to
date with the WANDANA
planning process please feel
free to email the below email
address.

Villawood Properties will
continue to communicate
with you on a regular basis to
ensure we can manage and
mitigate any concerns you
may have moving forward.

Furthermaore, we would be
happy to meet with you and
discuss the proposal further.

villawood@villawoodproperties.com
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