Planning and Environment Act 1987

Greater Geelong PLANNING SCHEME

AMENDMENT C327
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 Insight Planning Consultants Pty Ltd on behalf of the landowners of four properties.  
Land affected by the Amendment

The Amendment applies to five lots with a total area of approximately 28 ha at the south-western entry to Portarlington, shown on the map below.  
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The land is bounded by Geelong-Portarlington, Batman, Allens and Tower Roads. The five affected properties are:

· 151-179 Geelong-Portarlington Road

· 181-183 Geelong-Portarlington Road

· 185-235 Geelong-Portarlington Road

· 62-80 Pigdon Street

· 2-20 Allens Road

185-235 Geelong-Portarlington Road, the largest and southernmost of the lots, is currently used for olive production.  Accordingly, the land subject of the Amendment is sometimes referred to as the “Olive Grove” area.
What the amendment does
The Amendment:

· rezones the subject land from Farming Zone to General Residential Zone – Schedule 1;

· applies a new Development Plan Overlay Schedule 35 to the subject land; and

· applies Design and Development Overlay 14 to the subject land.

The amendment is supported by a Section 173 Agreement to provide developer contributions towards community facilities within Portarlington or sub-regional facilities in a nearby town.

Strategic assessment of the Amendment  

Why is the Amendment required?

The Amendment rezones the subject area to facilitate residential subdivision and development, including new roads, public open space and drainage infrastructure.  The Amendment provides for coordinated residential development of land within the settlement boundary for Portarlington.

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 Design and Development Overlay is to ensure reasonable sharing of views from the site, given the elevated nature of the subject land.  

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 within the identified settlement boundary for Portarlington.
Development Plan Overlay provisions ensure that natural and man-made resources are protected and ecological processes and genetic diversity are maintained, particularly through a required integrated water management plan and biodiversity assessment. 
Development Plan Overlay provisions require a range of other plans, including an urban design master plan, a visual assessment, a landscape master plan and a road network and traffic management plan, that will help secure a pleasant, efficient and safe living and recreational environment in the development of the subject land. 
How does the Amendment address any environmental, social and economic effects?

The subject land is almost entirely cleared of native vegetation and has been used for rural and rural residential purposes for many decades; there is a small area of scattered native vegetation (sheoaks) on one lot. A biodiversity assessment will be required as part of the Development Plan.
Development Plan Overlay provisions include a requirement for an integrated water management plan that demonstrates that stormwater drainage from the site will not unacceptably impact on wetlands in and near the Point Richards Flora and Fauna Reserve.  The plan will include ecological assessment of potential impacts on significant fauna species including the Growling Grass Frog.  

The Portarlington Structure Plan, which identifies the land in this Amendment for development, has addressed the social implications of identifying areas for future growth.  The Amendment will generate positive social impacts by providing new housing and open space in an orderly, planned manner and levying developers for contributions to deliver community facilities.  Additional population facilitated by the Amendment will assist the viability of local businesses.
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 Bushfire Management Overlay under the Greater Geelong Planning Scheme.  Bushfire attack level (BAL) assessment is required for a building permit within the bushfire prone area.  Residential development of the land will minimise bushfire risk arising from the current open rural land across much of the site.  It is envisaged that the bushfire prone designation would be removed from most of the land once residential development occurs. 
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 Ministerial Direction No. 17 Localised Planning Statements, as set out in the section on the State Planning Policy Framework below.
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:

11.02-1 (Urban growth – supply of urban land): “Plan to accommodate projected population growth over at least a 15 year period and provide clear direction on locations where growth should occur.”

11.05-5 (Coastal settlement): “Direct residential and other urban development and infrastructure within defined settlement boundaries of existing settlements that are capable of accommodating growth.”

11.07 (Geelong (G21) regional growth):

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

11.07-3: “Provide for settlement breaks between towns to maintain their unique identities.  Require a settlement boundary for all towns.”
Clause 11.14-1 (Localised planning statements), achieving consistency with the Bellarine Peninsula Localised Planning Statement’s recommended strategies listed below by facilitating development within an identified settlement boundary and applying appropriate provisions to address view sharing, visual impact and ecological impact of stormwater management: 
· Protect rural and coastal environments from inappropriate urban encroachment and development.

· Protect the scenic qualities of key landscape features.

· Ensure appropriate stormwater management measures are in place to avoid adverse impacts on marine waters, lakes, wetlands and waterways.

· Encourage development which respects the setting of coastal settlements by providing reasonable sharing of views of the coast and foreshore and uses contemporary design that reflects existing built form.

· Ensure land use and development proceeds generally in accordance with the relevant Structure Plan maps.
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):  “Ensure development occurs within designated settlement boundaries”.  

21.14-2 (The Bellarine Peninsula):  “Ensure land use and development proceeds generally in accordance with the relevant Structure Plan maps included in this Clause”. 
21.14-5 (Portarlington Structure Plan map): The subject land is within the Settlement Boundary shown on this map.
Does the Amendment make proper use of the Victoria Planning Provisions?

The General Residential Zone – Schedule 1 is the appropriate zone for the subject land as a greenfield development site on the periphery of Portarlington and will allow for a range of residential densities.  
The Development Plan Overlay 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.  

Design and Development Overlay (DDO) 14 is the appropriate control to ensure reasonable sharing of views from the site and currently applies to land north of Tower Road, as well as many other elevated areas enjoying views in the municipality.  
How does the Amendment address the views of any relevant agency?
This Amendment has been prepared in consultation with relevant agencies, particularly with respect to considering stormwater drainage issues.  All responding agencies have supported the Amendment progressing to exhibition.  The Schedule to the Development Plan Overlay incorporates provisions requested by Bellarine Bayside and the Department of Economic Development, Jobs, Transport and Resources.
Does the Amendment address relevant requirements of the Transport Integration Act 2010?
The Amendment will not have significant impact on the transport system defined by the Transport Integration Act.  

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 places:

City of Greater Geelong: Customer Service Centre, Ground Floor, 100 Brougham Street, GEELONG - 8.00am to 5.00pm weekdays.

City of Greater Geelong: Drysdale Library, 18-20 Hancock Street, DRYSDALE - 9.00am 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 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 by Monday 19 December 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 20 February 2017
· panel hearing:  Week beginning Monday 20 March 2017  
