Planning and Environment Act 1987

GREATER GEELONG PLANNING SCHEME
AMENDMENT C327

RESOLUTION TO REFER SUBMISSIONS TO A PANEL APPOINTED BY THE
MINISTER FOR PLANNING

UNDER DELEGATION FROM COUNCIL IT IS HEREBY RESOLVED:

That Council:

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 C327 to the Panel;

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

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

PETER SMITH
COORDINATOR STRATEGIC IMPLEMENTATION
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GREATER GEELONG PLANNING SCHEME
DELEGATED AUTHORITY REPORT

AMENDMENT C327
CONSIDERATION OF SUBMISSIONS

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

Subject: Consideration of submissions

File number: C327

Date of Report: 31 January 2017

Purpose

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

Summary

A planning scheme amendment was requested by Insight Planning
Consultants Pty Ltd on behalf of three landowners to rezone five lots in
Portarlington from the Farming Zone to General Residential Zone Schedule
1. The Amendment was exhibited from 17 November to 19 December 2016.

21 submissions were received, including 12 objections.

Key issues raised in submissions were: the visual impact of development on
landscape values and the Bellarine Hills; the need for the Amendment given
land supply and demand; the loss of agricultural land; the impact on adjacent
agricultural use; the interface with, and impact on, adjacent rural land
immediately east of the site; and the density of development. These issues
are addressed in the report below.

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

After consideration of all points raised in submissions, the Amendment is still
supported. The Amendment is consistent with both the 2008 and 2016
Portarlington Structure Plan. Provisions in the Development Plan Overlay
Schedule will ensure many of the issues raised in submissions are
adequately addressed. Some minor changes are recommended to the
Development Plan Overlay Schedule as a result of issues raised in
submissions.

As most of the points raised in submissions remain unresolved, it is
recommended that submissions be referred to an independent Panel.

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;
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2) Refer all submissions on Amendment C327 to the Panel;

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

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

Background
Amendment C121

Amendment C121 to the Greater Geelong Planning Scheme, exhibited in June
and July 20086, proposed to rezone the subject land from the then Rural Zone to
the then Residential 1 Zone, and to apply Design and Development Overlay
Schedule 14 (DDO 14) and a Development Plan Overlay (DPO). 530
submissions were received on the Amendment were received, including 524
objections.

In August 2006, Council deferred consideration of submissions pending adoption
of the Portarlington Structure Plan. In April 2007, Council adopted the
Portarlington Structure Plan. In May 2007, Council resolved to abandon
Amendment C121 for the following reasons:

1) The Portarlington Structure Plan 2007 nominates the Smythe Street/Tower
Road urban growth area as the first stage of future residential development;
and

2) A review of the structure plan will be undertaken every 5 years and the
rezoning of this area should be reconsidered when lot supply in Portarlington
falls below 10-12 years.

Current proposal — Amendment C327

Pre-application discussions on the current Amendment commenced in late 2014.
A planning scheme amendment request was formally submitted in February 2016
by Insight Planning Consultants Pty Ltd on behalf of three of the landowners
within the Amendment area.

The Amendment proposes to rezone five lots in Portarlington from Farming Zone
and Public Use Zone to General Residential Zone Schedule 1, and to apply DDO
14 and a new DPO Schedule 35 to that land. The amendment is supported by a
draft Section 173 Agreement to provide developer contributions towards
community facilities within Portarlington or sub-regional facilities in a nearby town.
The location of the subject land is shown at Appendix 1. Existing and proposed
zoning is shown in Appendix 2 and 3. The proposed overlays are at Appendix 4
and 5. The exhibited Development Plan Overlay Schedule is at Appendix 6.

Portarlington Structure Plan and Amendment C352

The Portarlington Structure Plan was adopted by Council in 2007 and
incorporated into the Planning Scheme in 2008. This Structure Plan superseded
the 1993 Portarlington/Indented Head Structure Plan.
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Work to review the Portarlington Structure Plan commenced early in 2015. A
new draft Portarlington Structure Plan was prepared in consultation with internal
and external stakeholders and with input from the local community. A public
consultation period was held between 27 October and 20 November 2015.

At its meeting of 20 May 2016 Council adopted the draft Portarlington Structure
Plan 2016, including a Structure Plan map (shown at Appendix 7) and resolved
to prepare and exhibit a planning scheme amendment to included necessary
elements of the Structure Plan within the Greater Geelong Planning Scheme. At
the same meeting, Council similarly adopted the draft Indented Head Structure
Plan 2016.

Amendment C352, seeking to implement both the Portarlington Structure Plan
2016 and the Indented Head Structure Plan 2016, was exhibited concurrently
with  Amendment C327. No submissions on Amendment C352 related
specifically to the Settlement Boundary for Portarlington as it affects the land
subject of Amendment C327.

Discussion
Exhibition

Amendment C327 was exhibited between 17 November and 19 December 2016.
21 submissions were received. 12 objections were received from
landowners/residents, including one from owners of a lot within the Amendment
area, ten from adjacent or nearby owners/residents and one from a resident
further afield within Portarlington. Two submissions from nearby residents
provided comment on the Amendment, but did not object. Five government
agencies provided comment on the Amendment, including two requesting a
change to the DPO Schedule. A submission from the applicant supported the
Amendment. A submission from a Leopold landowner expressed no objection to
the Amendment.

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 8.

Key issues
Visual impact of development on landscape values/ Bellarine Hills

Ten of the twelve objections to the Amendment referred to the visual impact of
residential development on the subject land. The impact of development on the
view of the Bellarine Hills as the backdrop to Portarlington was raised in several
submissions. Concern was expressed at the impact on the current attractive
entry to the town. The scenic value of the olive grove and concern at the loss of
the olive trees was cited in several submissions. Impact on landscape values
more generally was raised. It was contended that the development would reduce
Portarlington’s tourism appeal. It was also argued that the view uphill from Tower
Road has heritage value and is an important part of Portarlington’s identity.

Officer response:

While it is inevitable that there will be some visual impact from changing a rural
and rural-residential area to allow urban development, the Amendment area is
within the identified Settlement Boundary for Portarlington in both the 2008 and
2016 Portarlington Structure Plans.
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The Amendment area lies outside, although adjacent to, the Significant
Landscape Overlay Schedule 13 for Murradoc Hill. There is no Heritage Overlay
applying to any of the site. It is unlikely that development of the site would impact
on tourism in Portarlington.

Provisions in the exhibited DPO Schedule address the visual impact of
development on the Bellarine Hills. An Urban Design Masterplan is to include a
lot layout that responds to the topography of the land and generally provides
larger lots on higher portions of the land to minimise visual impact of
development. A Visual Assessment, based on the development that would ensue
from the general subdivision layout in the Urban Design Masterplan, is required
to:

e demonstrate protection of the ridgeline to the south of the area from the
visual intrusion of development, as viewed from the Point Richards area;
and

e show that the development will not have any greater visual impact than
existing development on the foothills surrounding the town.

It is considered that these provisions will be adequate to achieve development
that avoids unacceptable visual impacts. However, to help ensure the protection
of the ridgeline from visual intrusion of development (as viewed from the Point
Richards area), it is recommended that the DPO Schedule specify that an open
space area be located at the south-east corner of the Amendment land, the
highest portion of the site. This was the intended and likely outcome of the
exhibited provisions, but it is appropriate to specify this requirement in the
Schedule.

With respect to the existing olive trees, these are part of a commercial operation,
are not subject of a Vegetation Protection Overlay and are not protected under
the Scheme provisions on native vegetation clearing (Clause 52.17) as they are
not native vegetation. However, the Landscape Masterplan required by the DPO
schedule is to include use of existing olive trees in streets and public open space,
where their condition warrants retention and where compatible with utilities,
infrastructure and open space layout.

Need for Amendment given land supply and demand

Eight of the twelve objecting submissions raised issues of the supply of and
demand for residential land in Portarlington, arguing that the Amendment was not
needed or justified. It was pointed out that the town is not a designated growth
location under the Municipal Strategic Statement or G21 Regional Growth Plan
2013. The town’s ageing population was cited, as was the availability of
residential land within Portarlington and elsewhere on the Bellarine Peninsula.

Officer response:

The 2016 Portarlington Structure Plan acknowledges that Portarlington is not a
designated growth location for residential growth under the Council’s Municipal
Strategic Statement or the G21 Regional Growth Plan 2013. The Structure Plan
reflected this by not proposing any change to the Settlement Boundary for
Portarlington.
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The issue of land supply in Portarlington was assessed prior to supporting the
preparation of the Amendment. The case was made that once rezoning,
Development Plan and subdivision processes were completed land supply in
Portarlington would have diminished to a point consistent with the 10-12 year
threshold for further residential growth set out in the 2008 Structure Plan. The
2016 Structure Plan, using two different demand scenarios, estimated existing
zoned broadhectare land comprises 8 to 10 years supply; it also indicated that
there is additional vacant urban land, but the availability of this land is uncertain
and its take-up rate slower.

Moreover, with respect to land supply, a strategy in Clause 11.02-1 of the Greater
Geelong Planning Scheme is to “plan to accommodate projected population
growth over at least a 15 year period” (emphasis added). This does not set an
upper limit to residential land availability. -

Loss of agricultural land

Four objecting submissions raised concern with the loss of farmland. It was
pointed out that the area is identified as high quality agricultural land in the
Greater Geelong Rural Land Use Strategy 2007. One submission indicated that
the Portarlington-Bellarine area should be a green belt of productive farming.
Another submission indicated that the Amendment area is unique agricultural
land close to Portarlington as it is ideal for vineyards, which would be a tourism
asset. It was argued that the Amendment would set a precedent for more
dwellings and developments in the Farming Zone.

Officer response:

The Amendment area was identified in the 1993 Portarlington/Indented Head
Structure Plan as within the limit to urban expansion. The land was identified
within the Settlement Boundary in the 2008 Portarlington Structure Plan, which is
incorporated in Clause 21.14-5 of the Greater Geelong Planning Scheme. The
land has thus been clearly identified for future urban use rather than as
strategically significant farmland. The Amendment area is the last Farming
Zoned land within the Settlement Boundary. Rezoning land in accordance with
the Structure Plan does not set a precedent for development or rezoning of any
other land in the Farming Zone as that other land is outside the Settlement
Boundary.

The Rural Land Use Strategy (2007) contained mapping that indicated that the
Bellarine Hills land unit is of high agricultural quality. However, the Strategy also
noted that the land capability mapping was prepared at a scale considered too
large for the definition required in contemporary strategic planning, that it
provided ill-defined boundaries and no provision for internal variability within
broad land units. The land capability mapping included many current and
planned urban areas, but this does not mean the Strategy recommended that
land be converted to or protected for agricultural use. On the contrary, the
Strategy noted that considerable strategic planning had been undertaken to
provide for the managed expansion of towns on the Bellarine Peninsula on the
basis of clear settlement boundaries.
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Impact on adjacent agricultural use

An objection received from the owners of a farming property diagonally opposite
the subject land expressed detailed concern that residential development would
create land use conflicts and hamper the ongoing agricultural use of their land.

The submitters have operated an Angus cattle breeding stud for four decades.
They raised concern with potential complaints from future residents regarding
noise and odour from cattle and regarding farming operations such as ploughing,
sowing and spraying paddocks and cutting and baling hay. The submission
argues that too close proximity between residential development and working
farmland leads to land use conflict and has caused farming operations elsewhere
to cease, be restricted or operate under stress. In addition, the submission
expressed concern about vandalism, disturbances and damage to livestock,
paddocks, fencing and machinery. The submission cited prominent right-to-farm
cases from Echuca and Alexandra.

Officer response:

As indicated above, the Amendment area has been identified for future urban
development in adopted structure plans for over two decades. The siting of the
General Residential Zone immediately adjacent to the Farming Zone is
commonplace throughout Victoria and this juxtaposition already exists in
Portarlington.

From available information, it appears that the submitters’ use of the land falls
within the land use of Extensive Animal Husbandry under the Scheme. Extensive
Animal Husbandry is a Section 1 use (permit not required) in the Farming Zone.
There is no specified separation distance between Extensive Animal Husbandry
and residences. Two of the three right-to-farm cases cited in the submission
involved the use of land that fell within the definition of Intensive Animal
Husbandry, which is a Section 2 (permit required) use in the Farming Zone.

The DPO Schedule requires a Landscape Masterplan to include a concept plan
for all areas that interface with adjoining road reserves, with landscaping to soften
the interface between new residential development and existing rural areas.

To help achieve the protection of the ridgeline from visual intrusion of
development, it is recommended that the DPO Schedule specify that an open
space area be located at the south-east corner of the site (see the heading on
visual impact of development, above). This will achieve greater separation
between the submitters’ farm and the nearest new dwellings.

Vandalism and trespass are police matters. Passive surveillance from new
dwellings addressing Batman and Allens Road near the submitters’ property
might assist in reducing any potential for vandalism and trespass, but as outlined
above, it is recommended that open space be located at the south-east corner of
the Amendment land. Also, the design and treatment of the interface with
Batman and Allens Roads has not been determined.
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Interface with and impact on adjacent residents on rural land

Two objecting submissions were received from residents of rural properties on
Allens Road, immediately opposite the Amendment land. These objections raised
a range of concerns with visual and other impacts of development on the
Amendment site and indicated how the interface between the site and Allens
Road should be dealt with.

Both objections raised concern with the loss of the submitters’ views that would
result from residential development on the Amendment land. Both submissions
indicated that dwelling heights should be limited to protect existing residents’
views; one submission contended that 7.5 to 10 m is too high.

One submitter argued their lifestyle would be strongly affected by increased
traffic, noise and their animals being scared and chased by dogs.

Both submissions indicated that no residential lots should front Allens Road; one
submission also indicated that there should be no driveways accessing Allens
Road. One submission expressed the hope that lots abutting Allens Road would
be large and indicated that green belts should be provided and minimal, rural
fencing should be provided rather than timber or aluminium fencing. The other
submission argued that development should be well set back from Allens Road,
creating a buffer zone with rural appeal, but not with tall trees that would impede
the submitter’s views. That submission also argued the developer should provide
noise/privacy fencing surrounding abutting rural properties.

Officer response:

The submissions are from owners of Farming zoned land on the eastern side of
Allens Road. Each of the submitters’ properties contain a dwelling that enjoys
coastal (bay) views, in one case sweeping views. Development of dwellings on
the Amendment land, particularly two-storey dwellings that may be built to
capitalise on panoramic views, has the potential to significantly impede the
coastal views from the submitters’ dwellings.

The proposed DDO 14 includes a permit trigger for dwellings over 7.5 m high.
Decision guidelines for permits under this Overlay include the impact of proposed
buildings and works on the view from another property and the opportunity for a
reasonable sharing of views. These include views from properties outside of the
DDO.

The layout of subdivision for the Amendment land has not as yet been
determined. Whether residential lots front Allens Road, with crossovers, would
be determined at Development Plan stage. It would need to be considered as to
whether this would provide a better urban design outcome than rear fences along
the Allens Road boundary.
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The proposed DPO Schedule requires an Urban Design Masterplan that includes
interface treatment with adjoining roads. It also requires a Landscape Masterplan
that includes a concept plan for all areas that interface with adjoining road
reserves, with landscaping to soften the interface between new residential
development and existing rural areas. Given the potential impact on views from
dwellings on rural land adjacent to the Amendment area, it is appropriate to
amend the wording of this provision about the landscape softening the interface
by adding the words “, while not unduly impeding coastal views from dwellings on
adjacent rural land”.

Density of development

Five of the twelve objecting submissions, including the two abovementioned
submissions from owners of land on Allens Road, argued that if development is to
proceed, it should be a lower density than what the General Residential Zone
would allow. Submitters variously argued that lots should be “much larger”, 0.4
ha, 0.8 ha or 1.6 — 2.0 ha.

Officer response:

The Portarlington Structure Plan (2008) envisaged Residential 1 zoning of the
Amendment area, while the 2016 Portarlington Structure Plan recommends
General Residential Zone Schedule 1 for the Amendment area. While some
diversity in lot sizes across the area is desirable, there is no justification for
zoning the land to a Low Density Residential zoning rather than General
Residential. Rural Living zoning and subdivision would be clearly contrary to the
strategic planning direction for the area.

It should be noted that the DPO Schedule provides for diversity of lot sizes, with
the Urban Design Masterplan to include:

Lot layout which incorporates a variety of lot sizes to encourage a range of
housing types, maximises solar access, responds to the topography of the
land and generally provides larger lots on higher portions of the land to
minimise visual impact of development.

Other issues

A wide range of other issues were raised in submissions and are addressed in
the Summary of Submissions at Appendix 8. None of the issues raised warrant
abandoning the Amendment. A few warrant minor changes to the exhibited
Development Plan Overlay Schedule. The other issues raised include:

recommended changes to DPO Schedule by government agencies;
inconsistency with Greater Geelong Planning Scheme provisions;
inconsistency with other strategies;

traffic safety and impacts;

impact on wetlands near Point Richards;

wording in preliminary site investigation,;

impact on wildlife;

advice that influenced objecting landowners to purchase land;

dust impact from construction;

validity of Amendment C121 objections (from 2006);

noise impacts;

reduced non-urban break between Bellarine Village and Portarlington;
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e impact on tourism;

e lack of employment in Portarlington;

e adequacy of public transport to/from Portarlington;

* concerns regarding cost sharing;

e impact of introduction of Portarlington ferry service; and

e adequacy of Portarlington infrastructure to cater for growth.

Changes to Development Plan Overlay Schedule

Four minor changes are recommended to the DPO Schedule in response to
issues raised in submissions:

e Specify that the highest point of the Amendment site, adjacent to the
Batman/Allens Road intersection, be included in Public Open Space in
order to help ensure built development does not intrude on the nearby
ridgeline as viewed from the Point Richards area.

e Amend the wording of a Landscape Masterplan requirement regarding
landscape softening the interface with adjacent land by adding the words
“while not unduly impeding coastal views from existing dwellings on
adjacent rural land”.

e Include a provision requested by the Department of Economic
Development, Jobs, Transport and Resources in the Urban Design
Masterplan requirements and deleting it from the Road Network and
Traffic Management Plan requirements.

e Amend a provision in the Landscape Master Plan requirements as
requested by the Department of Environment, Land, Water and Planning.

The precise wording of changes can be finalised prior to a Panel Hearing.
Conclusion

After consideration of all points raised in submissions, the Amendment is still
supported. The Amendment is consistent with both the 2008 and 2016
Portarlington Structure Plans. Provisions in the Development Plan Overlay
Schedule will ensure many of the issues raised in submissions are adequately
addressed.  Nonetheless, some minor changes are recommended to the
Development Plan Overlay Schedule. 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 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 (sheokes) on one of the lots. A native
vegetation assessment will be required as part of the Development Plan.

A detailed requirement of the Development Plan will be an ecological assessment
of the impact of cumulative stormwater drainage from the site on wetlands in and
adjacent to the Point Richards Flora and Fauna Reserve that demonstrates that
there will be no unacceptable impact on those wetlands.
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Financial Implications

Completing the exhibited draft Section 173 Agreement on development
contributions will assist in the provision of community facilities within the
catchment of the proposed development.

Policy/Legal/Statutory Implications

The Amendment is consistent with the State Planning Policy Framework (Clauses
11.02-1, 11.05-5, 11.07-2, 11.07-3 and 11.14-1) and the Local Planning Policy
Framework (Clauses 21.06-2, 21.14-2 and 21.14-5).

Alignment to City Plan

The Amendment supports both the Growing our Economy and Sustainable Built
and Natural Environment strategic directions of City Plan, particularly as it is
facilitating sustainable development in accordance with an adopted township
Structure Plan.

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 Portarlington Structure Plan, upon which this Amendment is based, has
addressed the social implications of identifying areas for future growth. The
Amendment will generate positive social impacts by providing new housing in an
orderly planned manner and levying developers for contributions to deliver
community infrastructure.

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 were conducted with some submitters prior to receipt of, or on issues
raised in, their submissions.
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Appendix 1 - Location plan

m SUBJECT LAND

Piepared by Cly of Greater Gesling - 2T Juns 2018 (Aerial Imagety - January 2018)
ANnough @il due care has besn ken (o ensuce that Iis document Is correct, o warranty
is enpressed of implivy by the City of Grester Gewlong or Barwon Water in i use.

B11

Page 11 of 51



Greater Geelong City Council 3‘1 January 2017
€327 Consideration of Submissions Delegated Authority Report

Appendix 2 — Existing zoning
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Appendix 3 — Proposed zoning
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Appendix 4 - Proposed Development Plan Overlay
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Appendix 5 — Proposed Design and Development Overlay 14
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Appendix 6 — Proposed Development Plan Overlay Schedule

GREATER GEELONG PLANNING SCHEME

SCHEDULE 35 TO THE DEVELOPMENT PLAN OVERLAY

Shown on the planning scheme map as DPO 35

LAND BOUNDED BY GEELONG-PORTARLINGTON ROAD, BATMAN ROAD,
ALLENS ROAD &TOWER ROAD, PORTARTLINGTON

This schedule applies to land bounded by Geelong-Portarlington, Batman, Allens and
Tower Roads, Portarlington. A Development Plan is required to guide use and
development of the area. The objective of this Schedule is to provide for the fully
integrated and properly coordinated and planned residential development of the area.

Requirements before a permit is granted

Prior to the approval of a Development Plan, the responsible authority may grant a permit
for the following:

= The construction of one dwelling and associated outbuildings on an existing lot,
provided it is the only dwelling on the lot.

*  Agriculture and any buildings or works in association with the use of the land for
agricultural purposes.

* Extensions or alterations to existing buildings and associated works.

Conditions and requirements for permits

Except for a permit issued under Clause 1.0, a permit must contain conditions or
requirements which give effect to the provisions and requirements of the approved
Development Plan.

Requirements for development plan

The Development Plan must be prepared for the whole of the area covered by this
Schedule, and must include the following:

An Urban Design Masterplan that includes:

= Slope analysis including land contours at 0.5 metre intervals.

* A general subdivision layout including streets, drainage reserves, open space,
distribution of land uses, landscaping of streets and reserves, and interface treatment
with adjoining roads.

= Lot layout which incorporates a variety of lot sizes to encourage a range of housing
types, maximises solar access, responds to the topography of the land and generally
provides larger lots on higher portions of the land to minimise visual impact of
development.

= Provision for public open space of not less than 10% of the development area,
within walking distance (400 metres) of each household. Encumbered land shall not
be credited as Public Open Space, including land required for drainage basins.
Open space is to be located and designed to maximise casual surveillance including
lots that positively address adjoining public open space reserves.

DEVELOPMENT PLAN OVERLAY - SCHEDULE 35 Pace 1l oF 4
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GREATER GEELONG PLANNING SCHEME

* Details of the interface treatment applied to the Geelong-Portarlington Road
frontage, with residential development to address Geelong-Portarlington Road.

* Physical infrastructure proposed in the Urban Design Masterplan must meet
Council standards or if not defined, be subject to the approval of Council and be
generally in accordance with the following:

= City of Greater Geelong Infrastructure Development Guidelines (IDG) 2010.
= City of Greater Geelong adopted Infrastructure Design Manual (IDM) 2010.

A Visual Assessment, based on the development that would ensue from the general
subdivision layout in the Urban Design Masterplan, that:

* Demonstrates the protection of the ridgeline to the south of the area from the visual
intrusion of development, as viewed from the Point Richards area.

* Shows that the development will not have any greater visual impact than the
existing development on the foothills surrounding the town.

A Staging and Infrastructure Delivery Plan that shows the indicative staging of
development and timing and delivery of key infrastructure including drainage, open space,
road upgrades and intersection treatments.

A Landscape Master Plan, including:

* Predominantly indigenous and native landscape species that are suitable for planting
in a residential area.

*  The location of trees to be removed.
* Retention of significant vegetation.

* Street trees in keeping with the size and scale of each street, passive solar
orientation and integration with adjoining and surrounding street networks.

* Use of existing olive trees in streets and public open space, where their condition
warrants retention and where compatible with utilities, infrastructure and open space
layout.

* A concept plan for landscaping of the proposed open space areas.
* A landscape boulevard along Geelong-Portarlington Road.

* A concept plan for all areas that interface with adjoining road reserves, with
landscaping to soften the interface between new residential development and
existing rural areas.

*  The location and design of entry treatments adjacent to Geelong-Portarlington Road
to provide an attractive gateway/entrance to Portarlington.

A Road Network and Traffic Management Plan that includes:

* An internal road network that provides a high level of access and connectivity
within the development and to adjoining residential areas for all vehicular traffic
and non-vehicular traffic. This shall include:

= Road reserve widths.

*  Cross-sections, including where relevant, verge widths, nature strips, kerb and
channel, pavement widths and pathways.

*  An overall plan which facilitates ease of movement for all forms of transport
(walking, cycling and vehicular), provides good pedestrian access to bus stops
on Geelong-Portarlington Road and provides for footpaths in streets in
accordance with Council requirements.

DEVELOPMENT PLAN OVERLAY - SCHEDULE 33 PAaGE2 OF 4
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C327 Consideration of Submissions Delegated Authority Report

GREATER GEELONG PLANNING SCHEME

= A subdivision design that ensures that residential development addresses
Geelong-Portarlington Road by use of service roads or internal roads to enable
dwellings to front Geelong-Portarlington Road, but with no direct access from
any lot to Geelong-Portarlington Road.

*  The construction of perimeter roads to an appropriate standard as required.

‘= A concept design road safety audit for the section of Geelong-Portarlington Road
abutting the site, including the proposed intersection layouts and internal road
network.

= Upgrading of the three intersections with Geelong-Portarlington Road (being
Batman and Tower Roads and Pigdon Street) to the satisfaction of VicRoads. -

= Proposed locations of pedestrian crossings on Geelong-Portarlington Road.

= Investigation of potential construction of a 1.5 metre wide pedestrian pathway on
one side of Geelong-Portarlington Road between Tower Road and Smythe Street,

An Integrated Water Management Plan that takes an integrated approach to flooding,
stormwater and drainage management, is designed with reference to the whole of the
catchment and includes:

» Provision for the collection, treatment and disposal of stormwater runoff in an
environmentally acceptable manner within the subdivision layout, consistent with
applicable guidelines and standards and including the implementation of best
practice water quality measures.

= Reference to:
= Australian Rainfall and Runoft;
= WSUD Engineering Procedures: Stormwater, CSIRO Publishing, 2005.
= Clause 56.07 of the Greater Geelong Planning Scheme.
= (ity of Greater Geelong Stormwater Management Plan 2002,
= The Infrastructure Design Manual and associated Design Notes.

* Ecological assessment of the impacts of increased cumulative stormwater runott on
wetlands within the Point Richards Flora and Fauna Reserve and west of Point
Richards Road, undertaken by or with the participation of a suitably qualified and
experienced aquatic ecologist, to the satisfaction of the responsible authority and the
Department of Environment, Land, Water and Planning that:

«  Incorporates baseline monitoring of Growling Grass Frog population
parameters including disease and pest monitoring and selected ecological
parameters (e.g. terrestrial habitat availability surveys).

*  Has regard to the impacts on significant fauna species present in the Point
Richards Flora and Fauna Reserve, including the Growling Grass Frog.

= Informs the stormwater quality treatment measures to be undertaken on-site to
ensure the water quality being discharged does not impact on threatened
species including the Growling Grass Frog.

= Demonstrates that there will be no unacceptable impact on the wetlands.

= A Drainage Strategy and design report that:

= QOutlines design objectives including a requirement to limit downstream flows
to existing predevelopment flow rates and overall flow volumes or provide for
developer contributions to upgrade downstream stormwater infrastructure to
the satisfaction of the responsible authority.

= Identifies all land to be set aside for drainage purposes, detailing the
approximate size and location of all drainage reserves and system components,
including retarding basins to meet peak discharge limits and WSUD features
to meet Urban Stormwater — Best-Practice Management Guidelines.
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GREATER GEELONG PLANNING SCHEME

* Incorporates on-site stormwater drainage design and management to alleviate
the potential to transfer disease (including Chrytridomycosis) and invasive
fauna and flora species downstream.

* Provides details of shorl and long term maintenance requirements and
responsibilities for the wetlands, detention basins and any aesthetic lakes.

*  Provides for safe overflow paths for the critical 1% AEP event and considers
the impact of the >1% AEP event.

* Considers the management of stormwater during the construction phase,
particularly sediment control, and details contingency measures for floodwater
treatment where any flooding occurs prior to the connection of all
infrastructure.

*  Identifies measures to treat stormwater to meet best practice pollutant removal
targets before it is discharged downstream including the removal of nutrients,
litter, hydrocarbons and sediment.

A Biodiversity Assessment that includes the application requirements of Clause 52.17 and
the Permitted clearing of native vegetation — Biodiversity assessment guidelines
(Department of Environment and Primary Industries, September 2013),

A Site Investigation Assessment that:

* Takes into account the Preliminary Site Investigation, 27 Hectare Parcel of Land at
Pigdon Street, Portarlington, Victoria, Peter J Ramsay & Associares, October 2004,
and provides updated information where appropriate.

* Assesses the potential level and nature of contamination on the land.

* Provides clear advice on whether the environmental condition of the land is suitable
for the proposed use’s and whether an environmental audit of all, or part, of the land
is recommended having regard to the Porentially Contaminated Land General
Practice Note June 20035, DSE.

* Recommends remediation actions for any contaminated land.
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31 January 2017

Delegated Authority Report

Appendix 7 — Portarlington Structure Plan (2016) map (Amendment C352)
GREATER (GEELONG PLANNING SCHEME
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Greater Geelong City Council 31 January 2017
C327 Consideration of Submissions Delegated Authority Report

GREATER GEELONG PLANNING SCHEME
DELEGATED AUTHORITY REPORT

AMENDMENT C327
CONSIDERATION OF SUBMISSIONS

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

Subject: Consideration of submissions

File number: C327

Date of Report: 31 January 2017

Purpose

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

Summary

A planning scheme amendment was requested by Insight Planning
Consultants Pty Ltd on behalf of three landowners to rezone five lots in
Portarlington from the Farming Zone to General Residential Zone Schedule
1. The Amendment was exhibited from 17 November to 19 December 2016.

21 submissions were received, including 12 objections.

Key issues raised in submissions were: the visual impact of development on
landscape values and the Bellarine Hills; the need for the Amendment given
land supply and demand; the loss of agricultural land; the impact on adjacent
agricultural use; the interface with, and impact on, adjacent rural land
immediately east of the site; and the density of development. These issues
are addressed in the report below.

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

After consideration of all points raised in submissions, the Amendment is still
supported. The Amendment is consistent with both the 2008 and 2016
Portarlington Structure Plan. Provisions in the Development Plan Overlay
Schedule will ensure many of the issues raised in submissions are
adequately addressed. Some minor changes are recommended to the
Development Plan Overlay Schedule as a result of issues raised in
submissions.

As most of the points raised in submissions remain unresolved, it is
recommended that submissions be referred to an independent Panel.

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;
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2) Refer all submissions on Amendment C327 to the Panel;

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

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

Background
Amendment C121

Amendment C121 to the Greater Geelong Planning Scheme, exhibited in June
and July 20086, proposed to rezone the subject land from the then Rural Zone to
the then Residential 1 Zone, and to apply Design and Development Overlay
Schedule 14 (DDO 14) and a Development Plan Overlay (DPO). 530
submissions were received on the Amendment were received, including 524
objections.

In August 2006, Council deferred consideration of submissions pending adoption
of the Portarlington Structure Plan. In April 2007, Council adopted the
Portarlington Structure Plan. In May 2007, Council resolved to abandon
Amendment C121 for the following reasons:

1) The Portarlington Structure Plan 2007 nominates the Smythe Street/Tower
Road urban growth area as the first stage of future residential development;
and

2) A review of the structure plan will be undertaken every 5 years and the
rezoning of this area should be reconsidered when lot supply in Portarlington
falls below 10-12 years.

Current proposal — Amendment C327

Pre-application discussions on the current Amendment commenced in late 2014.
A planning scheme amendment request was formally submitted in February 2016
by Insight Planning Consultants Pty Ltd on behalf of three of the landowners
within the Amendment area.

The Amendment proposes to rezone five lots in Portarlington from Farming Zone
and Public Use Zone to General Residential Zone Schedule 1, and to apply DDO
14 and a new DPO Schedule 35 to that land. The amendment is supported by a
draft Section 173 Agreement to provide developer contributions towards
community facilities within Portarlington or sub-regional facilities in a nearby town.
The location of the subject land is shown at Appendix 1. Existing and proposed
zoning is shown in Appendix 2 and 3. The proposed overlays are at Appendix 4
and 5. The exhibited Development Plan Overlay Schedule is at Appendix 6.

Portarlington Structure Plan and Amendment C352

The Portarlington Structure Plan was adopted by Council in 2007 and
incorporated into the Planning Scheme in 2008. This Structure Plan superseded
the 1993 Portarlington/Indented Head Structure Plan.
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Work to review the Portarlington Structure Plan commenced early in 2015. A
new draft Portarlington Structure Plan was prepared in consultation with internal
and external stakeholders and with input from the local community. A public
consultation period was held between 27 October and 20 November 2015.

At its meeting of 20 May 2016 Council adopted the draft Portarlington Structure
Plan 2016, including a Structure Plan map (shown at Appendix 7) and resolved
to prepare and exhibit a planning scheme amendment to included necessary
elements of the Structure Plan within the Greater Geelong Planning Scheme. At
the same meeting, Council similarly adopted the draft Indented Head Structure
Plan 2016.

Amendment C352, seeking to implement both the Portarlington Structure Plan
2016 and the Indented Head Structure Plan 2016, was exhibited concurrently
with  Amendment C327. No submissions on Amendment C352 related
specifically to the Settlement Boundary for Portarlington as it affects the land
subject of Amendment C327.

Discussion
Exhibition

Amendment C327 was exhibited between 17 November and 19 December 2016.
21 submissions were received. 12 objections were received from
landowners/residents, including one from owners of a lot within the Amendment
area, ten from adjacent or nearby owners/residents and one from a resident
further afield within Portarlington. Two submissions from nearby residents
provided comment on the Amendment, but did not object. Five government
agencies provided comment on the Amendment, including two requesting a
change to the DPO Schedule. A submission from the applicant supported the
Amendment. A submission from a Leopold landowner expressed no objection to
the Amendment.

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 8.

Key issues
Visual impact of development on landscape values/ Bellarine Hills

Ten of the twelve objections to the Amendment referred to the visual impact of
residential development on the subject land. The impact of development on the
view of the Bellarine Hills as the backdrop to Portarlington was raised in several
submissions. Concern was expressed at the impact on the current attractive
entry to the town. The scenic value of the olive grove and concern at the loss of
the olive trees was cited in several submissions. Impact on landscape values
more generally was raised. It was contended that the development would reduce
Portarlington’s tourism appeal. It was also argued that the view uphill from Tower
Road has heritage value and is an important part of Portarlington’s identity.

Officer response:

While it is inevitable that there will be some visual impact from changing a rural
and rural-residential area to allow urban development, the Amendment area is
within the identified Settlement Boundary for Portarlington in both the 2008 and
2016 Portarlington Structure Plans.
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The Amendment area lies outside, although adjacent to, the Significant
Landscape Overlay Schedule 13 for Murradoc Hill. There is no Heritage Overlay
applying to any of the site. It is unlikely that development of the site would impact
on tourism in Portarlington.

Provisions in the exhibited DPO Schedule address the visual impact of
development on the Bellarine Hills. An Urban Design Masterplan is to include a
lot layout that responds to the topography of the land and generally provides
larger lots on higher portions of the land to minimise visual impact of
development. A Visual Assessment, based on the development that would ensue
from the general subdivision layout in the Urban Design Masterplan, is required
to:

e demonstrate protection of the ridgeline to the south of the area from the
visual intrusion of development, as viewed from the Point Richards area;
and

e show that the development will not have any greater visual impact than
existing development on the foothills surrounding the town.

It is considered that these provisions will be adequate to achieve development
that avoids unacceptable visual impacts. However, to help ensure the protection
of the ridgeline from visual intrusion of development (as viewed from the Point
Richards area), it is recommended that the DPO Schedule specify that an open
space area be located at the south-east corner of the Amendment land, the
highest portion of the site. This was the intended and likely outcome of the
exhibited provisions, but it is appropriate to specify this requirement in the
Schedule.

With respect to the existing olive trees, these are part of a commercial operation,
are not subject of a Vegetation Protection Overlay and are not protected under
the Scheme provisions on native vegetation clearing (Clause 52.17) as they are
not native vegetation. However, the Landscape Masterplan required by the DPO
schedule is to include use of existing olive trees in streets and public open space,
where their condition warrants retention and where compatible with utilities,
infrastructure and open space layout.

Need for Amendment given land supply and demand

Eight of the twelve objecting submissions raised issues of the supply of and
demand for residential land in Portarlington, arguing that the Amendment was not
needed or justified. It was pointed out that the town is not a designated growth
location under the Municipal Strategic Statement or G21 Regional Growth Plan
2013. The town’s ageing population was cited, as was the availability of
residential land within Portarlington and elsewhere on the Bellarine Peninsula.

Officer response:

The 2016 Portarlington Structure Plan acknowledges that Portarlington is not a
designated growth location for residential growth under the Council’s Municipal
Strategic Statement or the G21 Regional Growth Plan 2013. The Structure Plan
reflected this by not proposing any change to the Settlement Boundary for
Portarlington.
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The issue of land supply in Portarlington was assessed prior to supporting the
preparation of the Amendment. The case was made that once rezoning,
Development Plan and subdivision processes were completed land supply in
Portarlington would have diminished to a point consistent with the 10-12 year
threshold for further residential growth set out in the 2008 Structure Plan. The
2016 Structure Plan, using two different demand scenarios, estimated existing
zoned broadhectare land comprises 8 to 10 years supply; it also indicated that
there is additional vacant urban land, but the availability of this land is uncertain
and its take-up rate slower.

Moreover, with respect to land supply, a strategy in Clause 11.02-1 of the Greater
Geelong Planning Scheme is to “plan to accommodate projected population
growth over at least a 15 year period” (emphasis added). This does not set an
upper limit to residential land availability. -

Loss of agricultural land

Four objecting submissions raised concern with the loss of farmland. It was
pointed out that the area is identified as high quality agricultural land in the
Greater Geelong Rural Land Use Strategy 2007. One submission indicated that
the Portarlington-Bellarine area should be a green belt of productive farming.
Another submission indicated that the Amendment area is unique agricultural
land close to Portarlington as it is ideal for vineyards, which would be a tourism
asset. It was argued that the Amendment would set a precedent for more
dwellings and developments in the Farming Zone.

Officer response:

The Amendment area was identified in the 1993 Portarlington/Indented Head
Structure Plan as within the limit to urban expansion. The land was identified
within the Settlement Boundary in the 2008 Portarlington Structure Plan, which is
incorporated in Clause 21.14-5 of the Greater Geelong Planning Scheme. The
land has thus been clearly identified for future urban use rather than as
strategically significant farmland. The Amendment area is the last Farming
Zoned land within the Settlement Boundary. Rezoning land in accordance with
the Structure Plan does not set a precedent for development or rezoning of any
other land in the Farming Zone as that other land is outside the Settlement
Boundary.

The Rural Land Use Strategy (2007) contained mapping that indicated that the
Bellarine Hills land unit is of high agricultural quality. However, the Strategy also
noted that the land capability mapping was prepared at a scale considered too
large for the definition required in contemporary strategic planning, that it
provided ill-defined boundaries and no provision for internal variability within
broad land units. The land capability mapping included many current and
planned urban areas, but this does not mean the Strategy recommended that
land be converted to or protected for agricultural use. On the contrary, the
Strategy noted that considerable strategic planning had been undertaken to
provide for the managed expansion of towns on the Bellarine Peninsula on the
basis of clear settlement boundaries.
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Impact on adjacent agricultural use

An objection received from the owners of a farming property diagonally opposite
the subject land expressed detailed concern that residential development would
create land use conflicts and hamper the ongoing agricultural use of their land.

The submitters have operated an Angus cattle breeding stud for four decades.
They raised concern with potential complaints from future residents regarding
noise and odour from cattle and regarding farming operations such as ploughing,
sowing and spraying paddocks and cutting and baling hay. The submission
argues that too close proximity between residential development and working
farmland leads to land use conflict and has caused farming operations elsewhere
to cease, be restricted or operate under stress. In addition, the submission
expressed concern about vandalism, disturbances and damage to livestock,
paddocks, fencing and machinery. The submission cited prominent right-to-farm
cases from Echuca and Alexandra.

Officer response:

As indicated above, the Amendment area has been identified for future urban
development in adopted structure plans for over two decades. The siting of the
General Residential Zone immediately adjacent to the Farming Zone is
commonplace throughout Victoria and this juxtaposition already exists in
Portarlington.

From available information, it appears that the submitters’ use of the land falls
within the land use of Extensive Animal Husbandry under the Scheme. Extensive
Animal Husbandry is a Section 1 use (permit not required) in the Farming Zone.
There is no specified separation distance between Extensive Animal Husbandry
and residences. Two of the three right-to-farm cases cited in the submission
involved the use of land that fell within the definition of Intensive Animal
Husbandry, which is a Section 2 (permit required) use in the Farming Zone.

The DPO Schedule requires a Landscape Masterplan to include a concept plan
for all areas that interface with adjoining road reserves, with landscaping to soften
the interface between new residential development and existing rural areas.

To help achieve the protection of the ridgeline from visual intrusion of
development, it is recommended that the DPO Schedule specify that an open
space area be located at the south-east corner of the site (see the heading on
visual impact of development, above). This will achieve greater separation
between the submitters’ farm and the nearest new dwellings.

Vandalism and trespass are police matters. Passive surveillance from new
dwellings addressing Batman and Allens Road near the submitters’ property
might assist in reducing any potential for vandalism and trespass, but as outlined
above, it is recommended that open space be located at the south-east corner of
the Amendment land. Also, the design and treatment of the interface with
Batman and Allens Roads has not been determined.
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Interface with and impact on adjacent residents on rural land

Two objecting submissions were received from residents of rural properties on
Allens Road, immediately opposite the Amendment land. These objections raised
a range of concerns with visual and other impacts of development on the
Amendment site and indicated how the interface between the site and Allens
Road should be dealt with.

Both objections raised concern with the loss of the submitters’ views that would
result from residential development on the Amendment land. Both submissions
indicated that dwelling heights should be limited to protect existing residents’
views; one submission contended that 7.5 to 10 m is too high.

One submitter argued their lifestyle would be strongly affected by increased
traffic, noise and their animals being scared and chased by dogs.

Both submissions indicated that no residential lots should front Allens Road; one
submission also indicated that there should be no driveways accessing Allens
Road. One submission expressed the hope that lots abutting Allens Road would
be large and indicated that green belts should be provided and minimal, rural
fencing should be provided rather than timber or aluminium fencing. The other
submission argued that development should be well set back from Allens Road,
creating a buffer zone with rural appeal, but not with tall trees that would impede
the submitter’s views. That submission also argued the developer should provide
noise/privacy fencing surrounding abutting rural properties.

Officer response:

The submissions are from owners of Farming zoned land on the eastern side of
Allens Road. Each of the submitters’ properties contain a dwelling that enjoys
coastal (bay) views, in one case sweeping views. Development of dwellings on
the Amendment land, particularly two-storey dwellings that may be built to
capitalise on panoramic views, has the potential to significantly impede the
coastal views from the submitters’ dwellings.

The proposed DDO 14 includes a permit trigger for dwellings over 7.5 m high.
Decision guidelines for permits under this Overlay include the impact of proposed
buildings and works on the view from another property and the opportunity for a
reasonable sharing of views. These include views from properties outside of the
DDO.

The layout of subdivision for the Amendment land has not as yet been
determined. Whether residential lots front Allens Road, with crossovers, would
be determined at Development Plan stage. It would need to be considered as to
whether this would provide a better urban design outcome than rear fences along
the Allens Road boundary.

B11

Page 7 of 51





Greater Geelong City Council 31 January 2017
C327 Consideration of Submissions Delegated Authority Report

The proposed DPO Schedule requires an Urban Design Masterplan that includes
interface treatment with adjoining roads. It also requires a Landscape Masterplan
that includes a concept plan for all areas that interface with adjoining road
reserves, with landscaping to soften the interface between new residential
development and existing rural areas. Given the potential impact on views from
dwellings on rural land adjacent to the Amendment area, it is appropriate to
amend the wording of this provision about the landscape softening the interface
by adding the words “, while not unduly impeding coastal views from dwellings on
adjacent rural land”.

Density of development

Five of the twelve objecting submissions, including the two abovementioned
submissions from owners of land on Allens Road, argued that if development is to
proceed, it should be a lower density than what the General Residential Zone
would allow. Submitters variously argued that lots should be “much larger”, 0.4
ha, 0.8 ha or 1.6 — 2.0 ha.

Officer response:

The Portarlington Structure Plan (2008) envisaged Residential 1 zoning of the
Amendment area, while the 2016 Portarlington Structure Plan recommends
General Residential Zone Schedule 1 for the Amendment area. While some
diversity in lot sizes across the area is desirable, there is no justification for
zoning the land to a Low Density Residential zoning rather than General
Residential. Rural Living zoning and subdivision would be clearly contrary to the
strategic planning direction for the area.

It should be noted that the DPO Schedule provides for diversity of lot sizes, with
the Urban Design Masterplan to include:

Lot layout which incorporates a variety of lot sizes to encourage a range of
housing types, maximises solar access, responds to the topography of the
land and generally provides larger lots on higher portions of the land to
minimise visual impact of development.

Other issues

A wide range of other issues were raised in submissions and are addressed in
the Summary of Submissions at Appendix 8. None of the issues raised warrant
abandoning the Amendment. A few warrant minor changes to the exhibited
Development Plan Overlay Schedule. The other issues raised include:

recommended changes to DPO Schedule by government agencies;
inconsistency with Greater Geelong Planning Scheme provisions;
inconsistency with other strategies;

traffic safety and impacts;

impact on wetlands near Point Richards;

wording in preliminary site investigation,;

impact on wildlife;

advice that influenced objecting landowners to purchase land;

dust impact from construction;

validity of Amendment C121 objections (from 2006);

noise impacts;

reduced non-urban break between Bellarine Village and Portarlington;
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e impact on tourism;

e lack of employment in Portarlington;

e adequacy of public transport to/from Portarlington;

* concerns regarding cost sharing;

e impact of introduction of Portarlington ferry service; and

e adequacy of Portarlington infrastructure to cater for growth.

Changes to Development Plan Overlay Schedule

Four minor changes are recommended to the DPO Schedule in response to
issues raised in submissions:

e Specify that the highest point of the Amendment site, adjacent to the
Batman/Allens Road intersection, be included in Public Open Space in
order to help ensure built development does not intrude on the nearby
ridgeline as viewed from the Point Richards area.

e Amend the wording of a Landscape Masterplan requirement regarding
landscape softening the interface with adjacent land by adding the words
“while not unduly impeding coastal views from existing dwellings on
adjacent rural land”.

e Include a provision requested by the Department of Economic
Development, Jobs, Transport and Resources in the Urban Design
Masterplan requirements and deleting it from the Road Network and
Traffic Management Plan requirements.

e Amend a provision in the Landscape Master Plan requirements as
requested by the Department of Environment, Land, Water and Planning.

The precise wording of changes can be finalised prior to a Panel Hearing.
Conclusion

After consideration of all points raised in submissions, the Amendment is still
supported. The Amendment is consistent with both the 2008 and 2016
Portarlington Structure Plans. Provisions in the Development Plan Overlay
Schedule will ensure many of the issues raised in submissions are adequately
addressed.  Nonetheless, some minor changes are recommended to the
Development Plan Overlay Schedule. 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 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 (sheokes) on one of the lots. A native
vegetation assessment will be required as part of the Development Plan.

A detailed requirement of the Development Plan will be an ecological assessment
of the impact of cumulative stormwater drainage from the site on wetlands in and
adjacent to the Point Richards Flora and Fauna Reserve that demonstrates that
there will be no unacceptable impact on those wetlands.
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Financial Implications

Completing the exhibited draft Section 173 Agreement on development
contributions will assist in the provision of community facilities within the
catchment of the proposed development.

Policy/Legal/Statutory Implications

The Amendment is consistent with the State Planning Policy Framework (Clauses
11.02-1, 11.05-5, 11.07-2, 11.07-3 and 11.14-1) and the Local Planning Policy
Framework (Clauses 21.06-2, 21.14-2 and 21.14-5).

Alignment to City Plan

The Amendment supports both the Growing our Economy and Sustainable Built
and Natural Environment strategic directions of City Plan, particularly as it is
facilitating sustainable development in accordance with an adopted township
Structure Plan.

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 Portarlington Structure Plan, upon which this Amendment is based, has
addressed the social implications of identifying areas for future growth. The
Amendment will generate positive social impacts by providing new housing in an
orderly planned manner and levying developers for contributions to deliver
community infrastructure.

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 were conducted with some submitters prior to receipt of, or on issues
raised in, their submissions.
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Appendix 1 - Location plan
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Appendix 2 — Existing zoning
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Appendix 3 — Proposed zoning
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Appendix 4 - Proposed Development Plan Overlay
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Appendix 5 — Proposed Design and Development Overlay 14
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Appendix 6 — Proposed Development Plan Overlay Schedule

GREATER GEELONG PLANNING SCHEME

SCHEDULE 35 TO THE DEVELOPMENT PLAN OVERLAY

Shown on the planning scheme map as DPO 35

LAND BOUNDED BY GEELONG-PORTARLINGTON ROAD, BATMAN ROAD,
ALLENS ROAD &TOWER ROAD, PORTARTLINGTON

This schedule applies to land bounded by Geelong-Portarlington, Batman, Allens and
Tower Roads, Portarlington. A Development Plan is required to guide use and
development of the area. The objective of this Schedule is to provide for the fully
integrated and properly coordinated and planned residential development of the area.

Requirements before a permit is granted

Prior to the approval of a Development Plan, the responsible authority may grant a permit
for the following:

= The construction of one dwelling and associated outbuildings on an existing lot,
provided it is the only dwelling on the lot.

*  Agriculture and any buildings or works in association with the use of the land for
agricultural purposes.

* Extensions or alterations to existing buildings and associated works.

Conditions and requirements for permits

Except for a permit issued under Clause 1.0, a permit must contain conditions or
requirements which give effect to the provisions and requirements of the approved
Development Plan.

Requirements for development plan

The Development Plan must be prepared for the whole of the area covered by this
Schedule, and must include the following:

An Urban Design Masterplan that includes:

= Slope analysis including land contours at 0.5 metre intervals.

* A general subdivision layout including streets, drainage reserves, open space,
distribution of land uses, landscaping of streets and reserves, and interface treatment
with adjoining roads.

= Lot layout which incorporates a variety of lot sizes to encourage a range of housing
types, maximises solar access, responds to the topography of the land and generally
provides larger lots on higher portions of the land to minimise visual impact of
development.

= Provision for public open space of not less than 10% of the development area,
within walking distance (400 metres) of each household. Encumbered land shall not
be credited as Public Open Space, including land required for drainage basins.
Open space is to be located and designed to maximise casual surveillance including
lots that positively address adjoining public open space reserves.

DEVELOPMENT PLAN OVERLAY - SCHEDULE 35 Pace 1l oF 4
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GREATER GEELONG PLANNING SCHEME

* Details of the interface treatment applied to the Geelong-Portarlington Road
frontage, with residential development to address Geelong-Portarlington Road.

* Physical infrastructure proposed in the Urban Design Masterplan must meet
Council standards or if not defined, be subject to the approval of Council and be
generally in accordance with the following:

= City of Greater Geelong Infrastructure Development Guidelines (IDG) 2010.
= City of Greater Geelong adopted Infrastructure Design Manual (IDM) 2010.

A Visual Assessment, based on the development that would ensue from the general
subdivision layout in the Urban Design Masterplan, that:

* Demonstrates the protection of the ridgeline to the south of the area from the visual
intrusion of development, as viewed from the Point Richards area.

* Shows that the development will not have any greater visual impact than the
existing development on the foothills surrounding the town.

A Staging and Infrastructure Delivery Plan that shows the indicative staging of
development and timing and delivery of key infrastructure including drainage, open space,
road upgrades and intersection treatments.

A Landscape Master Plan, including:

* Predominantly indigenous and native landscape species that are suitable for planting
in a residential area.

*  The location of trees to be removed.
* Retention of significant vegetation.

* Street trees in keeping with the size and scale of each street, passive solar
orientation and integration with adjoining and surrounding street networks.

* Use of existing olive trees in streets and public open space, where their condition
warrants retention and where compatible with utilities, infrastructure and open space
layout.

* A concept plan for landscaping of the proposed open space areas.
* A landscape boulevard along Geelong-Portarlington Road.

* A concept plan for all areas that interface with adjoining road reserves, with
landscaping to soften the interface between new residential development and
existing rural areas.

*  The location and design of entry treatments adjacent to Geelong-Portarlington Road
to provide an attractive gateway/entrance to Portarlington.

A Road Network and Traffic Management Plan that includes:

* An internal road network that provides a high level of access and connectivity
within the development and to adjoining residential areas for all vehicular traffic
and non-vehicular traffic. This shall include:

= Road reserve widths.

*  Cross-sections, including where relevant, verge widths, nature strips, kerb and
channel, pavement widths and pathways.

*  An overall plan which facilitates ease of movement for all forms of transport
(walking, cycling and vehicular), provides good pedestrian access to bus stops
on Geelong-Portarlington Road and provides for footpaths in streets in
accordance with Council requirements.

DEVELOPMENT PLAN OVERLAY - SCHEDULE 33 PAaGE2 OF 4
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GREATER GEELONG PLANNING SCHEME

= A subdivision design that ensures that residential development addresses
Geelong-Portarlington Road by use of service roads or internal roads to enable
dwellings to front Geelong-Portarlington Road, but with no direct access from
any lot to Geelong-Portarlington Road.

*  The construction of perimeter roads to an appropriate standard as required.

‘= A concept design road safety audit for the section of Geelong-Portarlington Road
abutting the site, including the proposed intersection layouts and internal road
network.

= Upgrading of the three intersections with Geelong-Portarlington Road (being
Batman and Tower Roads and Pigdon Street) to the satisfaction of VicRoads. -

= Proposed locations of pedestrian crossings on Geelong-Portarlington Road.

= Investigation of potential construction of a 1.5 metre wide pedestrian pathway on
one side of Geelong-Portarlington Road between Tower Road and Smythe Street,

An Integrated Water Management Plan that takes an integrated approach to flooding,
stormwater and drainage management, is designed with reference to the whole of the
catchment and includes:

» Provision for the collection, treatment and disposal of stormwater runoff in an
environmentally acceptable manner within the subdivision layout, consistent with
applicable guidelines and standards and including the implementation of best
practice water quality measures.

= Reference to:
= Australian Rainfall and Runoft;
= WSUD Engineering Procedures: Stormwater, CSIRO Publishing, 2005.
= Clause 56.07 of the Greater Geelong Planning Scheme.
= (ity of Greater Geelong Stormwater Management Plan 2002,
= The Infrastructure Design Manual and associated Design Notes.

* Ecological assessment of the impacts of increased cumulative stormwater runott on
wetlands within the Point Richards Flora and Fauna Reserve and west of Point
Richards Road, undertaken by or with the participation of a suitably qualified and
experienced aquatic ecologist, to the satisfaction of the responsible authority and the
Department of Environment, Land, Water and Planning that:

«  Incorporates baseline monitoring of Growling Grass Frog population
parameters including disease and pest monitoring and selected ecological
parameters (e.g. terrestrial habitat availability surveys).

*  Has regard to the impacts on significant fauna species present in the Point
Richards Flora and Fauna Reserve, including the Growling Grass Frog.

= Informs the stormwater quality treatment measures to be undertaken on-site to
ensure the water quality being discharged does not impact on threatened
species including the Growling Grass Frog.

= Demonstrates that there will be no unacceptable impact on the wetlands.

= A Drainage Strategy and design report that:

= QOutlines design objectives including a requirement to limit downstream flows
to existing predevelopment flow rates and overall flow volumes or provide for
developer contributions to upgrade downstream stormwater infrastructure to
the satisfaction of the responsible authority.

= Identifies all land to be set aside for drainage purposes, detailing the
approximate size and location of all drainage reserves and system components,
including retarding basins to meet peak discharge limits and WSUD features
to meet Urban Stormwater — Best-Practice Management Guidelines.

DEVELOPMENT PLAN OVERLAY - SCHEDULE 33 PaGe30r4
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GREATER GEELONG PLANNING SCHEME

* Incorporates on-site stormwater drainage design and management to alleviate
the potential to transfer disease (including Chrytridomycosis) and invasive
fauna and flora species downstream.

* Provides details of shorl and long term maintenance requirements and
responsibilities for the wetlands, detention basins and any aesthetic lakes.

*  Provides for safe overflow paths for the critical 1% AEP event and considers
the impact of the >1% AEP event.

* Considers the management of stormwater during the construction phase,
particularly sediment control, and details contingency measures for floodwater
treatment where any flooding occurs prior to the connection of all
infrastructure.

*  Identifies measures to treat stormwater to meet best practice pollutant removal
targets before it is discharged downstream including the removal of nutrients,
litter, hydrocarbons and sediment.

A Biodiversity Assessment that includes the application requirements of Clause 52.17 and
the Permitted clearing of native vegetation — Biodiversity assessment guidelines
(Department of Environment and Primary Industries, September 2013),

A Site Investigation Assessment that:

* Takes into account the Preliminary Site Investigation, 27 Hectare Parcel of Land at
Pigdon Street, Portarlington, Victoria, Peter J Ramsay & Associares, October 2004,
and provides updated information where appropriate.

* Assesses the potential level and nature of contamination on the land.

* Provides clear advice on whether the environmental condition of the land is suitable
for the proposed use’s and whether an environmental audit of all, or part, of the land
is recommended having regard to the Porentially Contaminated Land General
Practice Note June 20035, DSE.

* Recommends remediation actions for any contaminated land.

DEVELOPMENT PLAN OVERLAY - SCHEDULE 35 Pace4 or 4
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Appendix 7 — Portarlington Structure Plan (2016) map (Amendment C352)
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