
Planning and Environment Act 1987
GREATER GEELONG PLANNING SCHEME
AMENDMENT C331
Planning Permit ApplicAtion 392/2015
EXPLANATORY REPORT
Who is the planning authority?
This Amendment has been prepared by the City of Greater Geelong, which is the planning authority for this Amendment.
The Amendment has been made at the request of Mesh Planning and Villawood Properties on behalf of the landowners, the Fagg family, the Lamb family and Barwon Water.
Land affected by the amendment
The Amendment applies to approximately 23 ha of land in Wandana Heights, generally bounded on the west by the Geelong Ring Road, on the north by Barrabool Road and on the east by Cityview Drive and Drewan Park.   

The Amendment applies to some or all of six different landholdings as shown on the location map below. 
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The Amendment is  a combined planning permit application and planning scheme amendment under section 96A of the Act.
The planning permit application applies to 335 Barrabool Road and 41-63, 65 and 67 Cityview Drive, Wandana Heights.  
What the amendment does
The Amendment rezones the bulk of the subject land to General Residential Zone – Schedule 1.  A portion of 65 Cityview Drive, owned by Barwon Water and currently zoned Public Use Zone 1 (Service & Utility), is to be retained for Barwon Water use and will remain in that Public Use Zone.

The Amendment: 

· rezones 39, 41-63 and 67 Cityview Drive and 335 Barrabool Road from Farming Zone to General Residential Zone – Schedule 1;
· rezones a portion of 65 Cityview Drive from Public Use Zone 1 (Service & Utility) to General Residential Zone – Schedule 1;
· rezones 37 Cityview Drive from Public Park and Recreation Zone to General Residential Zone – Schedule 1; and 

· applies a Development Plan Overlay to 335 Barrabool Road and 41-63, 65 and 67 Cityview Drive.

The planning permit application seeks approval for the subdivision of 335 Barrabool Road and 41-63, 65 and 67 Cityview Drive into 186 residential lots, open space and a balance lot to be retained by Barwon Water for its operations.

Strategic assessment of the amendment 
Why is the amendment required?
The Amendment rezones the bulk of the site from the Farming and Public Use Zones to General Residential Zone – Schedule 1 to facilitate residential subdivision and development.  The Amendment also corrects zoning anomalies by including two small lots used for telecommunications infrastructure in the General Residential Zone, consistent with usual zoning of such land.  
The Development Plan Overlay will ensure the design of subdivision and development of the area occurs in an integrated manner, appropriately addresses the interfaces of the site with adjoining land and provides appropriate infrastructure.  
The rezoning is a “rounding off” of urban development in the area, with the Geelong Ring Road forming a logical boundary between rural land and the Geelong urban area.  The landholdings are unviable for ongoing rural use due to their small size, proximity to existing residences and isolation and separation from farmland to the west by the Geelong Ring Road.  The portion of the Barwon Water land proposed to be rezoned is surplus to operational requirements.

How does the amendment implement the objectives of planning in Victoria?
The Amendment provides for fair, orderly, economic and sustainable use and development of the land by facilitating residential use of land that is within the Geelong Ring Road, within 7 km of the Geelong CBD and is unviable for ongoing rural use.
The Amendment includes a Development Overlay Schedule with provisions to ensure that natural and man-made resources are protected and that a pleasant, efficient and safe living and recreational environment is achieved by development of the site.

How does the amendment address any environmental, social and economic effects? 
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, and considers these to be secondary grassland.  A required biodiversity offset has been identified.  A contamination assessment undertaken for the site concludes 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 concludes that the proposed stormwater management system exceeds best practice stormwater runoff targets for all catchments.

The Amendment and subsequent development will result in appropriate upgrades to the external road and pedestrian/cyclist movement network.  Development contributions will assist in the provision of community facilities within the catchment of the subject land.  The rezoning and subsequent development will also provide greater use and surveillance of Drewan Park.

Does the amendment address relevant bushfire risk?
The subject land is designated as bushfire prone on the state Bushfire Prone Area map, but is not subject of a Wildfire Management Overlay under the Greater Geelong Planning Scheme.  Development of the land at conventional residential density will minimise the bushfire risk arising from the current open grazing land comprising most of the site.  The Geelong Ring Road along the western boundary of the subject land provides some protection from any grass fire that may develop in the rural land to the west of the Ring Road.  

Does the amendment comply with the requirements of any Minister’s Direction applicable to the amendment?
The amendment is consistent with Ministerial Direction No. 11 Strategic Assessment of Amendments as the Explanatory Report includes discussion of the strategic considerations set out in that Direction. 
The amendment is consistent with the Ministerial Direction on The Form and Content of Planning Schemes under Section 7(5) of the Act.
How does the amendment support or implement the State Planning Policy Framework and any adopted State policy?
The following provisions in the State Planning Policy Framework provide support for this Amendment:

11.07 Geelong (G21) regional growth:

11.07-1: “Support the role of Geelong as the regional city and Victoria’s second city”.

11.07-2: “Provide a range of housing types with a mix of infill and greenfield options”.

The Amendment assists in the supply of well located greenfield residential land within the Geelong urban area.  The associated Planning Permit and provisions of the Development Plan Overlay schedule ensure the provision of a range of lot sizes within the development.
How does the amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
The following provisions in the Local Planning Policy Framework provide support for this Amendment:

21.06-2 (Urban growth):  “Maintain the Geelong Ring Road as the western boundary of urban Geelong”.  

21.15-1 (Wandana):  “Council has for some time supported the staged development of Wandana within the limits of the Geelong Ring Road”.  Although the Wandana Structure Plan applies to land north of Barrabool Road, the same principle is applicable to the subject land.

Does the amendment make proper use of the Victoria Planning Provisions?
The General Residential Zone is the appropriate zone for the subject land.  Although land directly east of Cityview Drive is in the Low Density Residential Zone, the General Residential Zone will allow more efficient use of well located land with services available.  The proposed zoning is consistent with that of most other land in Wandana Heights as well as land north of Barrabool Road in Highton.

The application of the Development Plan Overlay (DPO) is the most appropriate tool in the Victoria Planning Provisions to ensure integrated subdivision across the area and ensure that specific outcomes relevant to this site are achieved.  While a Planning Permit is being exhibited and considered concurrently with this Amendment, the DPO ensures an appropriate Development Plan will be in place to guide subsequent subdivision applications should this Planning Permit not be fully acted on.

How does the amendment address the views of any relevant agency?
This Amendment and Planning Permit have been prepared in consultation with relevant agencies, including the Corangamite Catchment Management Authority, VicRoads, Barwon Water, AusNet Services and Powercor.  Consultation focused in particular on stormwater drainage matters given the site’s location in the Kardinia Creek catchment.  All responding agencies have supported the Amendment progressing to exhibition.  The associated Planning Permit incorporates conditions requested by various agencies.

Does the amendment address relevant requirements of the Transport Integration Act 2010?
The Amendment will have no significant impact on the transport system defined by the Transport Integration Act.  Public Transport Victoria and VicRoads comments have been considered in preparing the associated Planning Permit.
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 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 place:
Greater Geelong City Council, Customer Service Centre, Ground Floor, 100 Brougham Street. GEELONG – 8.00am to 5.00pm weekdays
The Amendment can also be inspected free of charge at:

‘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 and/or planning permit may make a submission to the planning authority.  Submissions about the Amendment and/or planning permit must be received by Monday 3 October 2016.
A submission must be sent via mail or email to:
The Co-ordinator, Strategic Implementation Unit,

City of Greater Geelong

P O Box 104

GEELONG VIC 3220 
or by email to strategicplanning@geelongcity.vic.gov.au  

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 Monday 12 December 2016
· panel hearing:  Week beginning Monday 6 February 2017  
Further information
For further information about Amendment C331 please contact the Strategic Implementation Unit at the City of Greater Geelong on (03) 5272 4820 or via email strategicplanning@geelongcity.vic.gov.au

