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COLAC OTWAY SHIRE ORDINARY COUNCIL MEETING

NOTICE is hereby given that the next ORDINARY COUNCIL MEETING OF THE COLAC OTWAY SHIRE COUNCIL
will be held at COPACC on Wednesday 28 August 2019 at 4:00 pm.

AGENDA
1 DECLARATION OF OPENING OF MEETING
OPENING PRAYER

Almighty God, we seek your

blessing and guidance in our

deliberations on behalf of the

people of the Colac Otway Shire.

Enable this Council’s decisions to be

those that contribute to the true

welfare and betterment of our community.

AMEN

2 PRESENT

3 APOLOGIES AND LEAVES OF ABSENCE

4 WELCOME AND ACKNOWLEDGEMENT OF COUNTRY

Colac Otway Shire acknowledges the original custodians and law makers of this land, their elders past,
present and emerging and welcomes any descendants here today.

All Council and Committee meetings are audio recorded, with the exception of matters identified as
confidential items in the Agenda. This includes the public participation sections of the meetings.

Audio recordings of meetings are taken to facilitate the preparation of the minutes of open Council
and Committee meetings and to ensure their accuracy.

In some circumstances a recording will be disclosed to a third party. Those circumstances include, but
are not limited to, circumstances, such as where Council is compelled to disclose an audio recording
because it is required by law, such as the Freedom of Information Act 1982, or by court order, warrant,
or subpoena or to assist in an investigation undertaken by the Ombudsman or the Independent Broad-
based Anti-corruption Commission.

Council will not use or disclose the recordings for any other purpose. It is an offence to make an
unauthorised recording of the meeting.
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5 QUESTION TIME

A maximum of 30 minutes is allowed for question time. To ensure that each member of the gallery
has the opportunity to ask questions, it may be necessary to allow a maximum of two questions from
each person in the first instance. You must ask a question; if you do not ask a question you will be
asked to sit down and the next person will be invited to ask a question. Question time is not a forum

for public debate or statements.

1. Questions received in writing prior to the meeting (subject to attendance and time).

2. Questions from the floor.

6 TABLING OF RESPONSES TO QUESTIONS TAKEN ON NOTICE AT PREVIOUS MEETING

7 PETITIONS / JOINT LETTERS

Nil

8 DECLARATIONS OF INTEREST

A Councillor who has declared a conflict of interest, must leave the meeting and remain outside the
room while the matter is being considered, or any vote is taken.

9 CONFIRMATION OF MINUTES

e Ordinary Council Meeting held on 24 July 2019.

Recommendation

That Council confirm the minutes of the Ordinary Council Meeting held on 24 July 2019.

Agenda Ordinary Council Meeting - 28 August 2019 4



@

Colac Otway

SHIRE

Item: 10.1

Amendment C97 - Colac 2050 Growth Plan - Consideration
of Panel Report

OFFICER Simon Clarke
GENERAL MANAGER lan Seuren

DIVISION Development & Community Services

ATTACHMENTS . Amendment C97 Panel Reporj( [10.1.1.- 85 pages]
2 Colac 2050 Framework Plan Final Version Map 1 Land Use A 3

August 2019 For Adoption [10.1.2 - 1 page]
Colac 2050 Framework Plan Final Version Map 2 Environment
A 3 August 2019 For Adoption [10.1.3 - 1 page]
Amendment C 97 - Colac 2050 Growth Plan - Panel
Recommendations Table with Officer Response - for Co
[10.1.4 - 6 pages]
Colac Otway C 97 21 mss 01 cola tracked changes For
Adoption pdf [10.1.5 - 2 pages]
Colac Otway C 97 21 mss 02 cola tracked changes For
Adoption [10.1.6 - 4 pages]
Colac Otway C 97 21 mss 03 cola tracked changes For
Adoption [10.1.7 - 37 pages]
Colac Otway C 97 21 mss 06 cola tracked changes For
Adoption [10.1.8 - 4 pages]
Colac Otway C 97 - 21-mss 07 cola tracked changes For
Adoption [10.1.9 - 2 pages]
Colac 2050 Growth Plan - Final Version For Adoption August
2019 [10.1.10 - 96 pages]
Colac 2050 Growth Plan - list of changes for adopted version
pdf [10.1.11 - 2 pages]

PURPOSE To refer the Planning Panel’s report on Amendment C97 to
Council to consider the panel’s recommendations and to
resolve to refer the amendment to the Minister for Planning
for approval.
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1. EXECUTIVE SUMMARY

Council considered submissions received to the public exhibition of Amendment C97 — Colac 2050
Growth Plan at a Special Council meeting in March 2019 and resolved to refer them to an Independent
Panel for consideration.

The Panel conducted a public hearing on 27 and 28 May 2019, heard from nine submitters including
the EPA, and considered all written submissions. The Panel also considered four late submissions
received after the Special Council meeting (provided to Council as a confidential attachment).

Council has received the Panel’s report which has several recommendations (Attachment 1). Based
on reasons set out in their Report, the Panel recommends that Amendment C97 be adopted as
exhibited subject to several minor changes. Most of the changes relate to form and content matters.
However, they have also recommended changes in relation to some areas identified for housing. They
have accepted the post-exhibition urban boundary including the addition of land between Colac-
Lavers Hill Road, Florence / Friends Road, and Forest Street South as sought by Council’s March 2019
resolution. They however did not accept that land bordered by Pound Road, Cants Road, Sinclair Street
South and Neale Street should be identified for low density purposes. This is because the Panel
thought if the land is capable of being zoned for General Residential purposes, then it ought to be
identified as such.

The Panel also recommended to split the Framework Plan into two maps to improve legibility
(Attachment 2 and 3). Officers have prepared a table which collates all the Panel’s recommendation
and summary of the officer recommended position (Attachment 4).

The Panel’s recommendations in relation to specific areas include the following changes to Clause
21.03-2 and the Framework Plan:

e Develop a Precinct Plan for the Marriner Street area south of Flaxmill Road.

e Delete the identification in the Framework Plan of the area south of Flaxmill Road and in the
Marriner Street precinct as a ‘Rural Living or Low Density subject to Development Plan’ and
replace it with a ‘Precinct Plan review area’ designation.

The Panel also made the following recommendations in relation to specific areas identified in the
Framework Plan:

e Amend the designation of the Rossmoyne Road industrial area to ‘Rezone to Industrial 3.

e |dentify the Rossmoyne Road residential investigation area as a ‘Medium term residential/low
density investigation area’.

e Identify the land west of Rifle Butts Road as a ‘Medium term residential/low density
investigation area’.

e Identify the Deans Creek Growth Area Corridor (south of Pound Road) as ‘Rezone to
residential’. The Panel therefore did not agree with Council’s post exhibition change to
identify the area bounded by Pound Road, Cants Road, Sinclair Street South and Neale Street
for Low Density Residential.

e Identify the Elliminyt Growth Area (west of the Wyuna Estate) as ‘Rezone to residential in the
short to medium term’.

e |dentify the Colac-Lavers Hill Road, Friends Road/Florence Road and Forest Street South as
‘Rezone to Rural Living or Low Density’.
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Officers agree with these recommendations.

The Panel made two specific recommendations in relation to areas identified in the Framework Plan
which officers suggest amendments to:

e Identify the land east of Forest Street, Colac as ‘Rural Living investigation area’ and the land
east of Woodrowvale Road remaining ‘Rural Living’.

e Identify the Deans Creek Growth Area Corridor (south of Princes Highway to Pound Road) as
a ‘Residential investigation area’.

In relation to the first dot point, officers recommend the land east of Forest Street and the land east
of Woodrowvale Road as ‘Rezone to Rural Living or Low Density’ which is the same designation as the
land between Colac-Lavers Hill Road, Florence / Friends Road, and Forest Street South land.

In relation to the second dot point, officers recommend the Deans Creek Growth Area Corridor (south
of Princes Highway to Pound Road) should be identified as ‘Rezone to residential in the short to
medium term’ because it is a high priority development area. Also, additional words should be
included in Clause 21.03 in relation to managing bushfire risk where appropriate.

Council can accept the Panel’s recommendations in part or in full. Council can also reject all
recommendations. If Council does not accept the recommendations, then it will be necessary to justify
any alternative response to the Minister for Planning through DELWP, given that the Minister
ultimately decides to approve or refuse the Amendment.

Attached to this report are the final version of the Colac 2050 Growth Plan for adoption by Council
(Attachment 10), list of changes to the Growth Plan in response to the Panel report (Attachment 11)
and Amendment documents which include the recommended changes (Attachments 5 to 9). The
Amendment is for adoption by Council before approval by the Minister and gazettal in the Planning
Scheme.

2. RECOMMENDATION

That Council:
1. Note the late submissions received to the exhibition of Amendment C97.

2. Consider the recommendations of the Planning Panel convened to consider submissions to
Amendment C97 and the Colac 2050 Growth Plan.

3. Adopt the FINAL Colac 2050 Growth Plan (2019) which includes the post Panel changes, as
attached to the report.

4. Adopt Amendment C97 with the post Panel changes as attached to the report under Section
29 of the Planning and Environment Act.

5. Submit Amendment C97 to the Minister for Planning under Section 31 of the Planning and
Environment Act.

6. Request the Minister to approve Amendment C97 under Section 35 of the Planning and
Environment Act, 1987.

Agenda Ordinary Council Meeting - 28 August 2019 7



3. KEY INFORMATION

Background

Council commenced the Colac 2050 project early in 2015 with a key aim to deliver a Growth Plan with
a revised Framework Plan suitable for inclusion in the Colac Otway Planning Scheme. The draft Colac
2050 Framework Plan and Growth Plan identify future areas for residential development in Colac and
will assist Council to meet its obligations under the Planning and Environment Act, 1987 to ensure the
orderly planning of the Shire and to accommodate at least 15 years’ supply of appropriately zoned
land for residential purposes.

The draft Colac 2050 Growth Plan was prepared in conjunction with the draft Colac Stormwater
Development Strategy to help inform future planning of areas which are currently flood prone in Colac.
Council adopted the Colac Stormwater Development Strategy at its 22 March 2019 Special Council
meeting.

Amendment C97 was prepared to give the Growth Plan statutory effect. It is proposed to implement
the Plan by amending relevant clauses in the Municipal Strategic Statement in the Colac Otway
Planning Scheme. Council resolved in July 2018 to seek authorisation from the Minister for Planning
to prepare the planning scheme amendment, and to commence public exhibition. Section 5 of this
report describes the public exhibition process.

Council considered the submissions at a Special Council meeting in March 2019. Submitters were
informed of the meeting and invited to present their submissions to Council. Several submitters took
this offer up. Standing orders were suspended at the Special Council meeting to enable submitters to
present. Council considered these further representations and submissions, and resolved the
following:

That Council:

1. Pursuant to section 22 (1) of the Pleanning and Environment Act 1987, has considered all
submissions received to the Colac Otway Amendment C97.

2. Pursuant to section 23 (1){a) of the Planning and Environment Act 1987, makes changes to
Amendment C97 as noted in this report ond attachment as well as the following changes
to the Coloc 2050 Framework Plan as proposed by the Amendment:

a) Identify the loand bordered by Colac-Lavers Hill Road, Friends Road, Forest Street South
and the exhibited urban boundary to be included as low density residentiol and within
the urban boundary.

b) Identify the land bordered by Pound Road, Cants Road, Sinclair Street South and Neale
Street to be included as low density residential.

3. Makes changes to the draft Colac 2050 Growth Plan as noted in this report and
attochment, and in point 2 above.

4. Pursuant to section 23 (1){b) of the Planning and Environment Act 1987, refers submissions
to a panel to be appointed by the Minister for Planning.

5. Authorises officers/suitable persons to represent Council at the Planning Panel hearing
generally in accordance with the response to issues outlined in this report and its
attachments, and to make minor changes to the Amendment in response to matters raised
during the panel process.

Council’s resolution sought to amend the Colac 2050 Framework Plan in two ways by:
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e Extending the urban boundary to include land bordered by Colac-Lavers Hill Road, Friends
Road, Forest Street South for low density residential purposes, (2a of the Second Alternative
Motion); and

e Identifying the land bordered by Pound Road, Cants Road, Sinclair Street South and Neale
Street as low density residential (2b of the Second Alternative Motion).

Given the Council resolution which proposed changes to the exhibited Framework Plan, officers
undertook additional targeted notice. Residents and ratepayers within the two discreet areas
identified in the Council resolution were notified by direct mail. This letter communicated the Council
resolution and offered people the opportunity to make a late submission in response to this change.

Four late submissions were received after the Special Council meeting. The late submissions have been
provided to Council and are discussed in more detail below.

Planning Panel Process

The Planning Panel was tasked to consider submissions and convene a public hearing where
submitters were invited to attend and make further representations. Officers forwarded the four late
submissions to the Panel for their consideration.

The Panel conducted a public hearing on 27 and 28 May 2019 and heard from nine submitters
including the EPA. The Panel also considered the four late submissions.

The first two late submissions (536 and S37) were made in response to part 2a of Council’s resolution.
The submitters are landowners on Friends Road, and oppose the urban boundary being extended to
the south. They consider that the land is unsuitable for rural living or low-density purposes.

The next late submission (S38) sought for their land at 82 Marriners Street, Colac East, to be identified
for General Residential purposes. The land is currently zoned Rural Activity and is identified for Rural
Living or Low Density Residential purposes in the exhibited Framework Plan. It is identified in the figure
below, and is located to the south of Marriner Street, and north of the Princes Highway.

The final late submission (S39) also related to part 2a of the resolution and was received from a
landowner who is seeking the ability to build a dwelling on an existing small farming lot. The land at
80 Forest Street is currently zoned Farming and is about 3 acres (1.2ha) in size. A planning permit
would be required under the provisions of the Farming Zone to use and develop the land for a
dwelling.

Often a permit for a house on a very small farming lot would be refused in order to avoid the
fragmentation of farming land and land use conflict between farming practices and rural lifestyle
properties. However, officers believe that if the urban boundary were to be amended as part of
Amendment C97 and the land identified for rezoning to rural living or low density purposes, more
favourable consideration could be given to a planning permit application in this policy context. It is
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therefore considered that the matter can be dealt with via a planning permit application and does not
require a rezoning to proceed. However, it would require the Amendment to identify the land for at
least rural living purposes.

The Panel issued its report to Council on 11 July 2019 with several recommendations (Attachment 1).
The Panel noted the following:

“Council has invested significantly in the development of the Colac 2050 Growth Plan. The
Panel acknowledges the extensive and innovative community engagement process employed
by Council to develop the Growth Plan including the use of the Citizen’s Jury process. The Panel
considers that this is reflected in both the supporting submissions and the relatively low
number of opposing submissions which tend to indicate that the Plan is for the most part
embraced by the wider Colac community.”

The Panel concluded the Growth Plan and Amendment are strategically sound, and that the
Amendment has accurately translated the key directions of the Growth Plan into the amended Clause
21.03-2 and the associated Framework Plan. However, they considered that there were several
discreet issues with the future zoning designation and land use direction identified in the exhibited
Amendment that require additional consideration. While the Panel recommended that Amendment
C97 be adopted as exhibited, they recommended several detailed changes including splitting the
Framework Plan into two maps (Attachments 2 and 3). The recommendations and officer response to
each recommendation is documented in Attachment 4.

Broadly speaking, the Panel supports the housing directions of the Amendment. However, it
considered that some critical issues require further analysis before determining whether to provide
residential opportunities in certain areas. This relates to the following areas:

e next to industrial land, and

e land affected by the Bushfire Management Overlay.

Options
Council can accept the recommendations in part or full. Council can also reject all recommendations.

If Council does not accept the recommendations, then it will be necessary to justify any alternative
response to the Minister for Planning through DELWP, given that the Minister ultimately decides to
approve or refuse the Amendment.

Attachment 4 documents the officer’s view in relation to whether specific recommendations should
be supported or rejected. Officers recommend that the Amendment should be adopted as per
Attachments 5 to 9, which include revisions to the exhibited documents in line with the Panel’s
recommended changes, except where discussed below. Attachment 10 provides Council with the final
version of the Colac 2050 Growth Plan for adoption, and Attachment 11 lists the changes to the
Growth Plan in response to the Panel recommendations and submissions.

While officers broadly agree with the Panel’s recommendations, there are two discreet matters where
a different professional view to the Panel has been formed.

In relation to the two specific areas identified in Council’s resolution the following section provides
some commentary in relation to this.
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Land bordered by Pound Road, Cants Road, Sinclair Street South and Neale Street

The exhibited Framework Plan identified the land south of Pound Road, east of the Deans Creek Road
for general residential purposes. As noted, in March Council resolved to identify land bordered by
Pound Road, Cants Road, Sinclair Street South and Neale Street for low density residential purposes.
The Panel did not support this designation and formed the view that the land was suitable for general
residential purposes. They did not think it appropriate to identify an island of Low Density Residential
zoned land in this area if the ultimate vision was to transition the Rural Living land into General
Residential land. Officers agree with this assessment.

13 ~ 'y v
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Land between Colac-Lavers Hill Road, Florence / Friends Road, and Forest Street South

The Panel accepted Council’s submission for the extension of the urban boundary further south to
include Florence / Friends Road for a rural living or low density residential area. They considered the
shift in the urban boundary to Florence / Friends Road to be a logical extension, which “will provide
an effective “closing in” between land presently zoned and developed for residential purposes.” They
thought the issue of the open space corridor associated with the Old Beechy Rail Trail and the
treatment of the high-power transmission line could be dealt with as part of future planning processes.
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Officers note that this recommendation has been made because the Panel formed the view that this
land was more suitable for low density uses “than land further north that is constrained by its proximity
and interface to industrial development.”

Noting the opposition of the two land owners in Friends / Florence Road to the proposed future
development, it is also considered that development of the land should commence from the Harris
Road end given its proximity to the existing township, which would likely result in a significant time
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delay for the development front reaching its southern boundary. Also, given the absence of discussion
in the exhibited Growth Plan about this area, additional text has been included in the attached Growth
Plan for adoption to describe: the area; the preference for development to commence from the
northern end; and the strategic vision sought for its development for low density or rural living
purposes.

The following considers other specific recommendations made by the Panel.

Land east of Woodrowvale Road and east of Forest Street

Officers note the Panel’s response to land identified for low density residential purposes north of
Florence Street / Friends Road which was considered by the Panel in conjunction with land to the east
of Woodrowvale Road.

East of Woodrowvale Road, and East of
Forest Street

M Y Urban Boundary B  Area Sutyect to Fiooding
Asea Bubject o Inundaticn
B Arenal Roag
Rezone to Low Density N
I:l Subject o8 \
Development Plan  _ .

The Panel did not accept Council’s identification of the land east of Woodrowvale Road and Forest
Street for low density residential purposes. Indeed, they took a cautious view about identifying land
next to industry for higher order residential purposes because of the need to protect industry from
residential encroachment. They considered this approach in line with existing economic development
policy in Colac to protect important industrial land. The Panel thought this land more suitable for rural
living purposes and considered the land west of Forest Street should remain in the Rural Living zone,
and land east of Forest Street should be identified as a rural living investigation area.

Officers do not agree with this recommendation, and consider the land has potential for low density
development. A tempered approach could be taken similar to the land north of Florence / Friends
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Road to identify the area for either rural living or low density purposes subject to more detailed
planning. This would provide flexibility in the application of zones as part of subsequent planning
processes.

It is considered that Council’s exhibited approach in the Growth Plan remains sound, to determine
appropriate lot sizes and buffer treatments to protect industry as part of subsequent planning stages.
This could utilise techniques like building envelopes, open space and/or road reserves, and larger lots
closer to the industrial areas. It is also noted the industrial land which borders the proposed rural
living / low density land is undeveloped except for the Bulla dairy site at the northern end. The
Development Plan Overlay schedules which apply to the industrial land including Bulla requires the
preparation of development plans which consider their interfaces with housing. It remains
strategically justified to identify the land for rural living or low density purposes at the Framework Plan
stage, noting that appropriate buffer treatments will need to be worked through in subsequent
planning processes. To this end, officers recommend Council does not accept this Panel
recommendation, and instead, recommend the land east of Forest Street and the land east of
Woodrowvale Road be noted as ‘Rezone to Rural Living or Low Density’. This is the same designation
as land between Colac-Lavers Hill Road, Florence / Friends Road, and Forest Street South.

Rossmoyne Road Industrial and Proposed Residential Area
The Colac 2050 Growth Plan proposes to rezone the existing Industrial 1 zoned land in Rossmoyne
Road to an Industrial 3 zone and identify an area of land to the north for residential purposes.

k!
To Cororooke

Rezone to Residen;.ial
with Development Plan

Opportunity to
masterplan area

While the Panel supported the rezoning of the industrial land to Industrial 3, a key influence in the
Panel’s deliberation in relation to the proposed residential land in this area, was the extent of the
Bushfire Management Overlay (BMO) which applies to land in this location, shown in the map below.
This influenced their recommendation in relation to the appropriateness of identifying land for
residential purposes to the north of the industrial estate. They were not persuaded by the submitter’s
arguments in relation to maintaining the Industrial 1 zone of the land in this area.

Agenda Ordinary Council Meeting - 28 August 2019 13



105 N

,J““’__.:j 9 %'“‘;"‘—-’_
el L | g
o N\ \
85 __f_,_,q""‘.ll b N
—1 \ \ 29 T

‘\\403 ".I
b

| 43 \ NN I
= ‘\\..‘i ‘\;;____ ' ‘,\"".‘"‘" ! 17 439
%\\\_\\\\\%\‘\&\%ﬁ \ }W \?\:. cogmﬂa' TN

4

NN LY

e S T

[

| Crao1
| Lo £
- |a1s | \‘ & S If .
| i | =i >l
|| | 399 IIl N :
1 “'. o -
e e | e AN @) g

In relation to the designation of land to the north of the industrial area for residential purposes, the
Panel formed the view that:

“there are unresolved issues around the use of the industrial land and the BMO that
require further consideration before it can be considered appropriate to designate the
land for residential development and use. At best, this area could potentially be
identified as a ‘medium term residential investigation area’.

Given the uncertainty around the future of the area, the Panel considers that the
exhibited Framework Plan should be amended to replace the annotation ‘Rezone to
Residential with Development Plan’ and related Map legend with ‘Medium term
residential/low density investigation area’.

However, if the adjoining land to the south land remains in the Industrial 1 Zone, the
Panel considers that it is more appropriate for the subject land to be rezoned to low
density, as is the approach adopted at the interface of other industrial areas within the
town boundary.”

The Panel recommended that this area be identified as “a ‘Medium term residential/low density
investigation area’.” Officers support this approach as it acknowledges the additional strategic work
which will be required to develop this land for residential uses, and the medium-term nature of the

development proposition.

Deans Creek Corridor — north and south of the Princes Highway
Land which forms part of the Deans Creek Growth Area corridor includes land west of Rifle Butts Road,
and land south of the Princes Highway to Pound Road.
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The Panel considered the influence more broadly of the BMO on other areas in the Deans Creek
Growth Area when they concluded that the land ought to be a medium-term investigation area.

The Panel concluded:

e “The Framework Plan should be amended as it relates to land west of Rifle Butts
Road to replace its identification for ‘Rezone to Residential Subject to
Development Plan’ to a ‘Medium term residential/low density investigation

g

area.

In relation to land to the south of the Princes Highway and west of Cants Road, the Panel concluded:

e “The Framework Plan should be amended as it relates to this precinct to identify
it as a ‘Residential investigation area’.”

Officers concede that the land west of Rifle Butts could be either low density or general residential
subject to further investigation. This is because the land is partly encumbered by flood inundation, is
likely to be contaminated from use as a Rifle Club, and has known cultural heritage values. However,
officers consider the Panel has unintentionally designated a much larger area in their recommendation
than appears intended. This is because their recommendation identifies land south of the Princes
Highway to Pound Road. Their recommendation is as follows:

e  “That the Framework Plan be amended to identify the Deans Creek Growth Area Corridor
(south of Princes Highway to Pound Road) as a ‘Residential investigation area’. “

This area was exhibited with the identification to rezone to General Residential with the intention the
land north of Pound Road would be one of the first areas to develop. It was not identified as an
investigation area. The Panel’s discussion points to their rationale for this recommendation are:
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“The proposed activity centre and part of the land identified for residential
appears to be affected by the BMO.

The Panel is supportive of development of land beyond the BMO for residential
purposes but for the reasons provided above cannot endorse expansion of the
residential zone within the BMO. The Panel concludes that this issue needs to be
addressed prior to consideration of a rezoning application.”

The BMO is partly in place because of the plantation which recently existed in Rossmoyne Road. It
has since been harvested, so the extent of the BMO needs to be reassessed. It is possible that a
portion of the BMO would remain because of the treed nature of the creek corridor north of the
Princes Highway. However, it is considered the mapped area is not an accurate reflection of bushfire
risk in this location.

The proposed neighbourhood centre on the eastern corner of the Deans Creek Road is not affected
by the BMO, and the area south of the Princes Highway is mostly unaffected by the BMO. In fact,
most of the land in this area is not encumbered by the BMO at all. Furthermore, the land south of the
Princes Highway which is subject to the BMO is also subject to the proposed Flood Overlay and is
unlikely to be developed. It nonetheless needs to be identified as part of the Growth Area to ensure
it is properly planned.

The Growth Plan acknowledges the need to manage any bushfire and inundation risk as part of
subsequent planning, and it is considered that the development planning process is the appropriate
tool to undertake this further analysis. It is considered that the designation of the land should remain
for residential purposes, as this area includes a key section for residential purposes in the Growth Plan
and exhibited Framework Plan likely to be developed in the short to medium term. Officers consider
that additional words should be included in the Growth Plan and Clause 21.03. This should explicitly
acknowledge the BMO and the need to review the extent of the mapping in this area, as well as
appropriately address any bushfire risk as part of subsequent planning.

Officers consider that Council should maintain the identification of the land south of the Princes
Highway for residential purposes as exhibited, but that it should include additional words in Clause
21.03 in relation to managing bushfire risk where appropriate, and insert under the heading of
‘Further Strategic Work’, ‘Urban Growth, Accommodation and Housing’, one additional action:

e ‘toreview the extent of the mapped area of the BMO in Colac west.’

South of Flaxmill Road and Marriner Street precinct

The exhibited Framework Plan nominated land currently in the Rural Activity Zone south of Flaxmill
Road, north of the Princes Highway to be included in the Low Density Residential Zone or Rural Living
Zone. The western portion of the land is in an industrial buffer area next to the abattoir. A late
submission (S38) sought their land at 82 Marriner Street (coloured in red below) to be identified for
residential purposes. The EPA presented to the Panel and submitted that land within industrial buffers
should not include residential uses.
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The Panel agreed that the area is difficult to plan and considered that further work is necessary in this
location to resolve appropriate land uses. It recommended the following:

e “That the Framework Plan and Clause 21.03-2 be amended to:

o Delete the identification of the area south of Flaxmill Road and in the Marriner Street
precinct as a ‘Rural Living or Low Density subject to Development Plan’ and replace it
with a ‘Precinct Plan review area’ designation

o Include the development of a Precinct Plan for the Marriner Street precinct and area
south of Flaxmill Road as a ‘Further Strategic Work’ action.”

Officers agree with this recommendation. This does not mean that no housing will be permitted, but
that a more nuanced planning exercise is required for this location to determine what uses are
appropriate and where, having regard to the industrial buffer areas, and the need to avoid locating
housing within the buffer area. A Special Use Zone or a Comprehensive Development Zone may be
required to tailor specific planning controls. This would be determined as part of the Precinct Planning
process. It could form a discreet piece of work in the short term to resolve the future development of
this area.

Other areas the Panel supported
The Panel supported the following:

e The identification of land in Elliminyt for residential purposes and considered that this is
likely to be one of the first areas for infill. It recommended:

o “That the Framework Plan be amended to: - Identify the Elliminyt Growth Area (west

7

of the Wyuna Estate) as ‘Rezone to residential in the short to medium term’.

e The identification of all investigation areas, as well as the identification of land east of AKD
for rural living purposes.
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e The rezoning of land from Low Density Residential Zone to Farming Zone in Christies Road.
Officers agree with these recommendations.
Former Service stations at the entrances to Colac

Officers invited the Panel to consider the former service stations at the entrances to Colac. The Panel
noted the following:

“While the Panel acknowledges that the former service station sites at the western and eastern
entries are prominent and need a greater level of direction, it is not appropriate that this
Amendment provide specific direction about their zoning or future use. It is preferable to
identify this as ‘Further strategic work’.”

Therefore, officers recommend that this is identified in Clause 21.03 as a matter for further strategic
work as noted in Attachment 7.

Other specific recommendations

The Panel also made recommendations relating to the form and content of the Amendment. Officers
agree with most of the recommendations. However, there are two matters which officers are not
supportive of, or where officers recommend a specific variation.

The first relates to the buffer symbol. The Panel has recommended to remove the buffer to industrial
areas symbol as in their view this duplicates the existing buffers to the sawmill, water treatment plant
and abattoir. However, officers note that the industrial buffer symbol which relates to specific buffers
for the sawmill, water treatment plant and abattoir, are not used for other buffer areas in the west of
Colac or to the south because they do not have defined buffer distances. The symbol is therefore
purposeful because it identifies the boundary between an industrial zone and the need to
appropriately treat this. It should therefore be kept.

Buffer to Industrial Uses
to be protected by
Development Plan
Overlay

— oy Protect 300m Buffer to Water

e Treatment Plant
== Protect 500m Buffer to
e sawmill

The second relates to the Panel’s comments about view lines and considers this has been
misinterpreted. Officers consider the view lines to the lake from the west no longer need to be
represented on the Framework Plan because they have in the course of time dissipated due to
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vegetation growth. However, the view line symbol used for the eastern side of Colac does not
adequately convey the actual view lines to be recognised and should be amended. Officers consider
there is an opportunity to update the Framework Plan at this point to improve the symbol and its
interpretation. The below diagram is generally what is recommended.
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In summary, officers recommend that the Colac 2050 Growth Plan and Amendment C97 should be
adopted by Council with changes as attached to this report (Attachments 5 to 10).

4. COMMUNITY CONSULTATION & ENGAGEMENT

The development of the Colac 2050 Growth Plan has undergone two phases of community
consultation to date, with included significant engagement with our community. The first phase
included consultation with the broader community and sought to inform the opportunities and
constraints which influence growth; explore the questions of where and how Colac should grow; and
initiate growth scenarios or options.

The second phase involved the Colac 2050 Citizens’ Jury whose recommendations were used to inform
the development of the draft Framework Plan and Growth Plan.

Public Notice of Amendment C97 — Colac 2050 Growth Plan

Amendment C97 was placed on joint public exhibition with the draft Colac Stormwater Development
Strategy for a 6-week period in accordance with Council’s Community Engagement Policy, from the
beginning of November to mid-December 2018. Submissions closed on 14 December 2018.

Letters of notice with an information brochure were posted to all residents and non-resident
ratepayers in Colac and surrounds. Notices were also published in local media including the Colac
Herald, and Council’s Facebook page, as well as the Government Gazette. Information was also
provided on Council’s and DELWP’s website.
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Three drop-in information sessions were held across different days and times as follows:

e 1lam - 1pm, Wednesday 7 November 2018, Murray Street, Colac (near laneway and Marc's
Furniture)

e 3pm-6pm, Wednesday 7 November 2018, COPACC
e 10am - 1pm, Sunday 18 November 2018, Colac Sunday Market

People were also invited to book an appointment with Council’s Strategic Planning Unit.
Planning Panel Process
Planning Panels invited all submitters to the Amendment to nominate whether they wished to be

heard by the Panel. Submitters who nominated to present to the Panel participated in the 1.5-day
public Panel hearing.

5. ALIGNMENT TO COUNCIL PLANS, POLICIES OR STRATEGIES

Alignment to Council Plan 2017-2021:

Theme 1 - Our Prosperity
1. Plan infrastructure, assets and land use with a long-term vision for economic growth.
2. Support a thriving economy and industries.

Theme 2 - Our Places

2. Our places are managed for long-term sustainability.
3. Towns and places are welcoming and attractive.

6. CONSIDERATIONS

ENVIRONMENTAL, SOCIAL & CULTURAL, & ECONOMIC

The Final version of the Colac 2050 Growth Plan considers drainage and other environmental
implications. Itidentifies the opportunity to improve existing inundation and flooding issues along the
Barongarook Creek and Deans Creek, to facilitate development, create linear open space corridors
and improve water quality into Lake Colac.

The Final Growth Plan also considers a range of social issues including the location and availability of
community infrastructure and services, amenity for future residents of growth areas, walkability for
new residents in newly developing areas, and the housing needs of different parts of the community.
The Growth Plan seeks to create a more compact and sustainable urban form for Colac which will
encourage walking, cycling and housing diversity. It also includes recommendations in relation to
Colac’s Traditional Owners and the need to include them in future planning processes.

For Colac to reach its economic potential, an appropriate land use framework is required to support
future growth. The Final Colac 2050 Growth Plan considers the economic cost of infrastructure
provision for new development areas, and the way in which development contributions could be used
to fund works such as drainage mitigation for low lying areas. The implementation section of the
Growth Plan identifies the importance of Council pursuing development contributions mechanisms as
part of the next stage of planning for Colac’s growth. The Growth Plan also contains a section on
Economic Development to reinforce findings from the Colac Township: Economic Development,
Commercial and Industrial Land Use Strategy (2017).
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LEGAL & RISK

This project assists Council to fulfil its obligation under the Planning and Environment Act, 1987 to
ensure the orderly planning of the area and accommodate at least 15 years’ supply of appropriately
zoned land for residential purposes. The issue of bushfire hazard has also been considered as part of
the Growth Plan as required by amended provisions in the Colac Otway Planning Scheme.

FINANCIAL & BUDGETARY

A budget allocation for the Colac 2050 Growth Plan Planning Scheme Amendment was included in
Council’s 2018/19 budget. Further funds have been allocated in 2019/20 to meet the final costs of the
Panel. The development of the Growth Plan has largely been funded by the State Government.

7. IMPLEMENTATION STRATEGY

Should Council resolve to adopt the Final Growth Plan and Amendment, officers will forward the
Amendment to the Minister for Planning for approval.

COMMUNICATION

Officers have notified all submitters to the Amendment that the Panel report has been received and
invited them to attend the Council meeting. Should Council adopt the Amendment and the Minister
for Planning approve the Amendment, then further notice will be given in the Colac Herald to inform
the community that the Amendment has been approved. This is required under the Planning and
Environment Act, 1987. Submitters will also be advised in writing of Council’s resolution.

TIMELINE

The following is a proposed timeline for the next phases of the Colac 2050 Growth Plan project and
planning scheme amendment to implement the Growth Plan’s key findings.

Milestone Timing
Independent Planning Panel review process Completed
Report back to Council with Panel Report August 2019

Planning Scheme amendment finalisation and | Late 2019
adoption by the Minister for Planning

8. OFFICER DIRECT OR INDIRECT INTEREST

No officer declared an interest under the Local Government Act 1989 in the preparation of this report.
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Glossary and abbreviations
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Overview

Amendment summary

The Amendment Colac Otway Planning Scheme Amendment C97
Common name Colac 2050 Growth Plan
Brief description The Amendment implements the strategic land use directions of the

Colac 2050 Growth Plan

Subject land The township of Colac

Planning Authority Colac Otway Shire Council
Authorisation 10 October 2018

Exhibition 1 November to 14 December 2018
Submissions Number of Submissions: 39

Submissions opposed or seeking change: 26

Panel process

The Panel Directions Hearing: Sarah Carlisle (Chair) and Tim Hellsten

The Panel was reappointed for the Hearing with Tim Hellsten (Chair)
and Rachael O’Neill

Directions Hearing Colac Performing Arts Centre, Colac, 15 April 2019

Panel Hearing Colac Performing Arts Centre, Colac, 27 and 28 May 2019
Site inspections Unaccompanied, 15 April and 28 May 2019

Citation Colac Otway PSA C97 [2019] PPV

Date of this Report 11 July 2019
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Executive summary

Colac is the key industrial, commercial and service centre for the Colac Otway Shire and
surrounding region with a population of 12,000.

Colac Otway Planning Scheme Amendment C97 (the Amendment) seeks to implement the
Colac 2050 Growth Plan July 2018 (Growth Plan) to provide the strategic framework for the
sustainable growth of Colac to a population of 20,000 consistent with the G21 Regional
Growth Plan, Geelong Region Alliance, 2013. The Growth Plan is the culmination of an
extensive background analysis of infrastructure, land supply and housing needs, creek
ecology, flood and stormwater assessment and extensive community engagement which
included a Citizen’s Jury process.

The Amendment makes changes to the Municipal Strategic Statement to update population
estimates and to guide the implementation of the Growth Plan for Colac, including a
replacement Framework Plan.

A total of 39 submissions were received following exhibition of the Amendment including two
late submissions. Key issues raised in opposition to its exhibited structure and content
included:
e management of land uses within industrial buffers
e application of Development Plan Overlay 2
e housing renewal
e zoning directions for:
- Pound Road, Cants Road, Sinclair Street South and Neale Street area
- land bordered by Colac-Lavers Hill Road, Friends Road and Forest Street
- Rossmoyne Road area
- Mariner Street area
- Colac East industrial areas
e otherissues
- infrastructure
- Colac Bypass
- environmental protection
- gateways
- creek corridors
- public notice.

The Panel considered all submissions referred to it by Council and those presented to the
Panel during the Hearing on 27 and 28 May 2019.

Council has invested significantly in the development of the Colac 2050 Growth Plan. The
Panel acknowledges the extensive and innovative community engagement process employed
by Council to develop the Growth Plan including the use of the Citizen’s Jury process. The
Panel considers that this is reflected in both the supporting submissions and the relatively low
number of opposing submissions which tend to indicate that the Plan is for the most part
embraced by the wider Colac community.

The Panel concludes that the Growth Plan and the Amendment are strategically sound. The
Panel considers that while the Amendment has accurately translated the key directions of the
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Growth Plan into the amended Clause 21.03-2 and the associated Framework Plan there are
issues of future zoning designation and land use direction that require additional
consideration.

The Panel notes that it is often challenging to translate a broad strategic plan such as the
Growth Plan into a planning scheme in a manner that is succinct and clear yet still consistent
with other policy provisions, legislation and drafting guidelines. To this extent, the Panel has
proposed a number of recommendations relating to the management and treatment of
industrial buffers and the development of medium to longer term housing areas proximate to
strategically important industrial and employment nodes.

The Panel supports the broader housing directions of the Amendment, however some critical
issues require further analysis before considering whether to provide residential opportunities
in certain areas. These include drainage and flooding, potential contamination and bushfire
in addition to industry buffers. Therefore, the Panel has recommended a number of changes
to the housing directions of the exhibited Amendment taking into account submissions and
Council’s proposed post exhibition changes including:
¢ identifying the Rossmoyne Road residential investigation area as a ‘Medium term
residential/low density investigation area’
¢ |dentifying the land west of Rifle Butts Road as a ‘Medium term residential/low
density investigation area’
¢ Identifying the Deans Creek Growth Area Corridor (south of Princes Highway to
Pound Road) as a ‘Residential investigation area’
e maintaining a ‘Rezone to residential’ designation across all of the Deans Creek
Growth Area Corridor (south of Pound Road)
e identifying the Elliminyt Growth Area (west of the Wyuna Estate) as ‘Rezone to
residential in the short to medium term’
¢ identifying the Colac-Lavers Hill Road, Friends Road/Florence Road and Forest Street
South as ‘Rezone to Rural Living or Low Density’
o identifying the land east of Woodrowvale Road and Forest Street, Colac as a ‘Rural
Living investigation area’
e identifying the area south of Flaxmill Road and in the Marriner Street precinct as a
‘Precinct Plan review area’.

The Panel considers that these changes will still support the primary directions of the Growth
Plan and accommodate a broad supply of conventional and larger lot housing options in the
short to medium term to achieve growth targets. They will also allow constraints to be
examined in time to undertake the next level of detailed planning. The Panel supports the
further critical work identified by Council to undertake a review of the Development Plan
Overlay 2 and to prepare an Outline Development Plan in the Deans Creek Growth Area
corridor to guide future planning, including the application of zones and overlays and
infrastructure contributions.

While the Panel acknowledges that the former service station sites at the western and eastern
entries are prominent and need a greater level of direction, it is not appropriate that this
Amendment provide specific direction about their zoning or future use. It is preferable to
identify this as part of identified a ‘Further strategic work’.
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At the invitation of Council at the Directions Hearing, the Panel identified a number of other
recommendations included in Chapter 9 of this Report relating to the form of mapping and
content of Clause 21.03-2. The Panel considers that these changes will add greater strategic
clarity and enhance policy legibility without changing the exhibited objectives or strategies.

Recommendations

Based on the reasons set out in this Report, the Panel recommends that Colac Otway
Planning Scheme Amendment C97 be adopted as exhibited subject to the following:

1. Redraft Clause 21.03-2 applying a consistent set of drafting principles based on
Planning Practice Notes and plain English guidance and the Panel’s
recommendations in section 9.1 of this Report.

2. Amend Clause 21.03-2 to:

a)

b)

c)

d)

Include under Objective 1 ‘Urban Growth, Accommodation and Housing’, an
additional strategy: ‘Protect the amenity of sensitive uses by avoiding their
location within recommended separation distances for industrial activities’.
Re-order the third strategy under Objective 1 ‘Urban Growth,
Accommodation and Housing’ as the fourth strategy and reword it to read:
‘Support the rezoning of land to accommodate new housing areas where
identified in the Colac Framework Plan and supported by a Development Plan
Overlay. A Development Plan Overlay should identify the requirements for
the orderly staging and development of the land including coordination of
infrastructure, a shared infrastructure plan and the management of interface
areas, including industry interfaces and buffers’.

Include as an Objective 1 strategy under ‘Urban Growth, Accommodation and

Housing’, ‘Support the future planning of investigation areas outside the

settlement boundary and as identified in the Colac Framework Plan, where

land supply analysis can demonstrate that less than 15 years supply of land in
the same zone, within the urban boundary remains developed’.

Rephrase the second strategy under Objective 3 ‘Economic Development and

Employment’ to read: ‘Provide appropriate industrial area interface

treatments within Colac’s new urban areas to ensure the operations of

existing industries are not compromised’.

Insert under the heading of ‘Further Strategic Work’, ‘Urban Growth,

Accommodation and Housing’, two additional actions:

e ‘Review the extent of the Development Plan Overlay Schedule 2 for the
area north of the Pound Road and west of Main Street to refine the
mapped boundary to exclude small lots which have been developed,
where appropriate.’

e ‘The development of a Precinct Plan for the Marriner Street precinct and
area south of Flaxmill Road’

3. Amend the Framework Plan mapping to:

a)

Split the Framework Plan content into two Framework Plan Maps as generally
identified in Council’s Part A Submission Panel version Maps and amended to
include the Panel's mapping recommendations in section 9.2 of this Report.
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b)
c)

d)

f)

g)

h)

i)

k)

Amend the designation of the Rossmoyne Road industrial area to ‘Rezone to
Industrial 3'.

Replace ‘Buffer to Industrial Uses to be protected by Development Plan
Overlay’ with ‘Manage industry interface and buffers’ designation.

Replace the separate buffers for the water treatment plant, abattoir and
sawmill with a single ‘Significant industry and infrastructure buffer area’.
Identify the Rossmoyne Road residential investigation area as a ‘Medium
term residential/low density investigation area’.

Identify the land west of Rifle Butts Road as a ‘Medium term residential/low
density investigation area’.

Identify the Deans Creek Growth Area Corridor (south of Princes Highway to
Pound Road) as a ‘Residential investigation ared’.

Identify the Deans Creek Growth Area Corridor (south of Pound Road) as
‘Rezone to residential’.

Identify the Elliminyt Growth Area (west of the Wyuna Estate) as ‘Rezone to
residential in the short to medium term’.

Identify the Colac-Lavers Hill Road, Friends Road/Florence Road and Forest
Street South as ‘Rezone to Rural Living or Low Density’.

Identify the land east of Forest Street, Colac as ‘Rural Living investigation
area’ and the land east of Woodrowvale Road remaining ‘Rural Living’.
Delete the identification of the area south of Flaxmill Road and in the
Marriner Street precinct as a ‘Rural Living or Low Density subject to
Development Plan’ and replace it with a ‘Precinct Plan review aread’
designation.
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1 Introduction

1.1 The Amendment

(i) Amendment description

The purpose of the Amendment is to introduce key land-use planning directions of the draft
Growth Plan into the Colac Otway Planning Scheme.

Specifically, the Amendment proposes to:

e Amend Clause 21.01 (Municipal Profile) to update population estimates based on
2016 Census results.

e Amend Clause 21.02 (Vision) to update the vision for Colac consistent with the
Growth Plan.

e Amend Clause 21.03 (Settlement) to incorporate the key objectives, strategies, and
implementation for the Growth Plan including an updated Colac 2050 Framework
Plan (Framework Plan).

e Amend Clause 21.06 (General Implementation) to remove references to the
application of zones and overlays in Colac and remove actions relating to Colac under
the headings ‘Undertaking further strategic work’ and ‘Undertaking other actions’.

e Amend Clause 21.07 (Reference Documents) to remove reference to the Colac
Structure Plan 2007, and include reference to both the Growth Plan and the Colac
Stormwater Development Strategy 2018.

(ii) The subject land

The Amendment applies to land within the urban boundary of Colac and land immediately
adjoining that boundary, as shown in Figures 1 and 2.

1.2 Background

About 21,000 people live in the Colac Otway Shire, which includes the Otway Ranges, coastal
areas along the Great Ocean Road including the town of Apollo Bay and land used for
agriculture and forestry purposes. Colac is the key industrial, commercial and service centre
for the Colac Otway Shire and surrounding region with a population of 12,000.

Colac is located on the southern banks of Lake Colac, approximately 80 kilometres west of
Geelong. The landscape comprises flatter areas south of the lake with flooding and drainage
constraints along Deans Creek and Barongarook Creek. More elevated areas are located to
the southern and eastern edges of the town offering extensive views over the lake and
surrounding hinterland. Significant industrial areas are located to the eastern edge of the
town including meat, timber and dairy processing and manufacturing.

The Shire is currently experiencing a modest growth rate, however Council has set a more
ambitious target for population growth. The Amendment represents the culmination of
strategic work to prepare Colac for growth into the future. Its purpose is to implement policies
identified in the Colac 2050 Growth Plan into the Colac Otway Planning Scheme (planning
scheme) to provide a strategic framework for that growth.
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Figure 1 Study area for Colac 2050 Growth Plan

Source: Colac 2050 Growth Plan (Exhibited), Map 2, p8

The impetus for the development of a new Growth Plan for Colac was the G21 Regional
Growth Plan. Completed in 2013, it identified Colac as an attractive target for population
growth in the region, laying out an aspirational increase in population to 20,000. Council
endorsed an exhibition version of the Growth Plan in July 2018 as a basis for developing the
Amendment. The Growth Plan was informed by an extensive community engagement process
including a Citizen’s Jury, and by the following background reports:
e Deans Creek and Barongarook Creek Flora and Fauna Assessment, Ecology and
Heritage Partners, 2016
e Colac Community Infrastructure Plan, ASR, 2016
e (Colac 2050 — Colac Heritage Precinct Built Form Character Review, The Planning
Connection, 2015
e C(olac Residential Housing Land Assessment, Rod Bright and Associates, 2016
e (olac Housing Needs Assessment, Southern Cross Town Planning, 2016
e Colac Infrastructure Services Assessment, St Quentin Consultants, 2016
e Colac Township: Economic Development, Commercial and Industrial Land Use
Strategy, Essential Economics, 2017.
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Figure 2 Exhibited Colac 2050 Framework Plan
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Council adopted the Colac Stormwater Development Strategy, Engeny Water Management,
March 2019 (Stormwater Strategy) in March 2019 following 6 weeks of community
consultation. The Stormwater Strategy was developed to:
e identify areas in Colac that experience stormwater management challenges and
require mitigation to improve the overall drainage system
e facilitate the development of land in Colac as part of the implementation of the draft
Growth Plan.

The Growth Plan and Stormwater Strategy are discussed in more detail in Chapter 3.

1.3 Summary of issues raised in submissions

Council received 39 submissions to the Amendment (including late submissions) with 13
submissions supporting the Amendment.

Four submissions were received from public authorities and utilities including DELWP,
Environment Protection Authority (EPA) and Barwon Water which provided commentary or
sought changes. The submission from SP Ausnet offered no objection.

The 26 submissions opposing the Amendment or seeking changes identified the following
issues:
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e management of land uses within industrial buffers
e application of the Development Plan Overlay 2
e housing renewal
e zoning directions for:
- Pound Road, Cants Road, Sinclair Street South and Neale Street area
- land bordered by Colac-Lavers Hill Road, Friends Road and Forest Street
- Rossmoyne Road area
- Mariner Street area
- Colac East industrial areas
e otherissues:
- infrastructure
- Colac by-pass
- environmental protection
- gateways
- creek corridors
- public notice.

Post-exhibition changes

Council’s resolution of the 20 March 2019 proposed a number of post-exhibition changes to
the Amendment documents including Clause 21.03-2 and the proposed Framework Plan
(post-exhibition version) and reference document (Growth Plan) in response to issues raised
in submissions.

The proposed changes included an extension to the town boundary to include land south of
Harris Road and west of Forest Street adjacent to the Wyuna Estate and to respond to issues
raised by the EPA regarding industry buffers. The changes were identified in Council’s Part A
submission (Document 3) with annotated comments and tracked changes.

Two additional changes to the Framework Plan and Growth Plan were included in Council’s
resolution but not shown on the post-exhibition version documents provided to the Panel:

e inclusion of the land bordered by Colac-Lavers Hill Road, Friends Road/Florence Road
and Forest Street within the urban boundary as Low Density Residential Zone (LDRZ)
or Rural Living Zone (RLZ)

e identifying the land bordered by Pound Road, Cants Road, Sinclair Street South and
Neale Street as LDRZ.

Given the nature of the proposed changes, Council provided additional notice to landowners
in those two areas. Two further submissions were received relating to those changes
(Submissions 36 and 37).

At the Directions Hearing the Panel clarified that, although those changes were the subject of
a Council resolution, they had not yet taken effect and that the only point at which Council is
able to make changes to the Amendment is at the adoption stage. The Panel advised that it
would be considering the Amendment as exhibited and make recommendations in relation to
the exhibited Amendment, taking into account the proposed post-exhibition changes.
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1.4 Procedural issues
Declarations

At the time of the Directions Hearing, Ms Barker (representing Council) was a sessional
member of Planning Panels Victoria. Senior Panel member Ms Carlisle (originally appointed
as Chair) and Mr Hellsten (subsequently appointed Chair) declared that they had some
professional association with Ms Barker at professional development days, but neither Ms
Carlisle or Mr Hellsten had sat with Ms Barker on any matter. By the time of the Hearing
however, Ms Barker was no longer a sessional member of Planning Panels Victoria.

Mr Hellsten also declared that he was previously employed by the City of Greater Geelong and
the G21 Regional Alliance in 2012 as Project Manager of the G21 Regional Growth Plan. No
parties identified any concerns with these declarations.

Confidential submission

At the Directions Hearing, Whey Solutions Pty Ltd (Submission 12) sought to present its
submission to the Panel ‘in camera’ for commercial-in-confidence reasons. The Panel
accepted the request after considering a submission from Ms Stanley for Whey Solutions,
noting Council’s support and the lack of submissions from nearby land owners.

Late submissions

Council received two late submissions from R. Grimmer (Submission 38 and Document 2) and
R. and M. Krall (Submission 39 and Document 4) after the Directions Hearing. Council advised
the Panel that it had accepted these submissions and referred them to it for consideration.
Both parties made submissions to the Panel.

Parties unable to attend Hearing

Two submitters, T and L Fletcher (Submission 36) and N and S Weedon (Submission 37)
intended to present to the Panel but were ultimately unable to attend. The Panel enabled
these parties to provide further written submissions. These were received before the Hearing
(Documents 1 and 5) and provided to all parties and considered by the Panel.

Content and format of Amendment

At the Directions Hearing the Panel requested that Council provide revised mapping for Clause
21.03 to separate the content of the proposed Framework Plan into two maps to enhance
legibility, one showing key land use directions (Map 1 Land Use — Panel Version) and one
showing open space related directions (Map 2 Proposed Open Space — Panel Version). Both
maps were included in Council’s Part A submission and contain the same content mapped in
the post-exhibition version of the Framework Plan. The Panel’s recommendations were
informed by these maps.

At the Directions Hearing the Panel was invited by Council to provide comments and
recommendations on the drafting of Clause 21.03 including mapping. This was in part a
recognition that Council is in discussions with the Department of Environment, Land, Water
and Planning (DELWP) regarding the migration of the planning scheme’s Municipal Strategic
Statement (MSS) and Local Planning Policy Framework (LPPF) into the new Planning Policy
Framework (PPF) format introduced through Amendment VC148. The Hearing timetable
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included a ‘without prejudice’ workshop session with Council on the drafting of the
Amendment. On both Hearing Days, the Panel reinforced that this session could be attended
and observed by submitters. The Panel limited its focus to ensuring that the meaning and
expression of the proposed Amendment were clear.

The Panel identifies related recommendations in Chapter 9 in addition to recommendations
concerning changes identified by Council in its Part A and B submissions and submitter input.

Council provided some additional Framework Plan maps (Document 15) on 1 July 2019 in
response to discussion items raised at the workshop session which clarified the extent of
growth areas, staging and included a legend and mapping format discussions. While some of
these elements have been used in this Report, the Panel’s recommendations are based on the
Framework Plan maps provided in Council’s post-exhibition and Part A submissions.

1.5 The Panel’s approach

The Panel has assessed the Amendment against the principles of net community benefit and
sustainable development, as set out in Clause 71.02-3 (Integrated decision making) of the
planning scheme.

The Panel considered all written submissions made in response to the exhibition of the
Amendment, observations from site visits, and submissions and other material presented to
it during the Hearing. It has reviewed a large volume of material and has had to be selective
in referring to the more relevant or determinative material in the Report. All submissions and
materials have been considered by the Panel in reaching its conclusions, regardless of whether
they are specifically mentioned in the Report.

This Report deals with the issues under the following headings:
e Planning context
e Strategic context
e Industrial areas and buffers
e Existing residential areas
e Residential growth
e Low Density Residential, Rural Living and Long-term Investigation Areas
e Otherissues
e Form and content of the Amendment.
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2  Planning context

2.1 Planning policy framework

Council submitted that the Amendment is supported by various clauses in the PPF which the
Panel has summarised below.

Victorian planning objectives

Council identified that the Amendment will assist in implementing State policy objectives set
out in section 4 of the Act by providing for the fair, orderly and sustainable development of
land in Colac where environmental, social and economic effects are recognised.

Clause 11.01-1S (Settlement)

The objective of this Clause is:

To promote sustainable growth and development of Victoria and deliver choice and
opportunity for all Victorians through a network of settlements.
Relevant strategies include:

e Develop sustainable communities through a settlement framework offering
convenient access to jobs, services, infrastructure and community facilities.

e Support sustainable development of the regional [centre] of ... Colac.

e Ensure regions and their settlements are planned in accordance with their relevant
regional growth plan.

¢ Guide the structure, functioning and character of each settlement taking into account
municipal and regional contexts and frameworks.

e Create and reinforce settlement boundaries.

¢ Provide for growth in population and development of facilities and services across a
regional or sub-regional network.

¢ Encourage a form and density of settlements that supports sustainable transport to
reduce greenhouse gas emissions.

e Limit urban sprawl and direct growth into existing settlements.
¢ Promote and capitalise on opportunities for urban renewal and infill redevelopment.

o Develop compact urban areas that are based around existing or planned activity
centres to maximise accessibility to facilities and services.

o Ensure retail, office-based employment, community facilities and services are
concentrated in central locations.

e Ensure land that may be required for future urban expansion is not compromised.

Council identified that the Amendment achieves these objectives through the development
of a Growth Plan for the identified regional centre of Colac consistent with the G21 Regional
Growth Plan.

Clause 11.01-1R (Geelong G21)

Relevant strategy includes:
e Plan for Colac and Winchelsea as new targeted growth nodes.
Council submitted that the Amendment satisfies this strategy by consolidating the role of

Colac as a targeted growth node through the implementation of the Growth Plan, consistent
with the G21 Regional Growth Plan.
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Clause 11.02-1S (Supply of urban land)

The objective is:

To ensure a sufficient supply of land is available for residential, commercial, retalil,
industrial, recreational, institutional and other community uses.

Relevant strategies include:

e Ensure the ongoing provision of land and supporting infrastructure to support
sustainable urban development.

¢ Planto accommodate projected population growth over at least a 15 year period and
provide clear direction on locations where growth should occur. Residential land
supply will be considered on a municipal basis, rather than a town-by-town basis.

e Monitor development trends and land supply and demand for housing and industry.

e Maintain access to productive natural resources and an adequate supply of well-
located land for energy generation, infrastructure and industry.

o Restrict rural residential development that would compromise future development at
higher densities.

Council identified that the Amendment achieves these objectives through the development
of a 30 year strategy to accommodate planned and targeted population and housing growth
by identifying opportunities for urban consolidation and short to medium and longer term
growth in a diversity of conventional, low density and rural living formats. The Growth Plan
also provides for the protection of existing and future industrial areas from the impact of
sensitive uses.

Clause 11.02-2S (Structure planning)

The objective is:
To facilitate the orderly development of urban areas.

Relevant strategies include:

¢ Ensure effective planning and management of the land use and development of an
area through the preparation of relevant plans.

¢ Undertake comprehensive planning for new areas as sustainable communities that
offer high-quality, frequent and safe local and regional public transport and a range
of local activities for living, working and recreation.

o Facilitate the preparation of a hierarchy of structure plans or precinct structure plans
that:

o Take into account the strategic and physical context of the location.

o Provide the broad planning framework for an area as well as the more detailed
planning requirements for neighbourhoods and precincts, where appropriate.

o Provide for the development of sustainable and liveable urban areas in an
integrated manner.

¢ Assist the development of walkable neighbourhoods.
¢ Facilitate the logical and efficient provision of infrastructure.
o Facilitate the use of existing infrastructure and services.

Council identified that the Amendment achieves these objectives through the development
of the Growth Plan, mindful of land capability and servicing limitations, creating sustainable
and liveable urban areas with walkable neighbourhoods.
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Clause 11.02-3S (Sequencing of development)

The objective is:

To manage the sequence of development in areas of growth so that services are
available from early in the life of new communities.
Relevant strategies include:

o Define preferred development sequences in areas of growth to better coordinate
infrastructure planning and funding.

e Ensure that new land is released in areas of growth in a timely fashion to facilitate
coordinated and cost-efficient provision of local and regional infrastructure.

e Require new development to make a financial contribution to the provision of
infrastructure such as community facilities, public transport and roads.

e Ensure that planning for water supply, sewerage and drainage works receives high
priority in early planning for areas of growth.

Council identified that the Amendment achieves these objectives by identifying growth areas
and land supply timing based on utilisation of existing infrastructure and allowing for logical
extensions where provided in a coordinated and cost-effective manner. The Amendment
introduces policy directions relating to existing Development Plan Overlays (DPOs) and
infrastructure contributions planning.

Clause 12.03-1S (River corridors, waterways, lakes and wetlands)

The objective is:
To protect and enhance river corridors, waterways, lakes and wetlands.

Clause 14.02-1S (Catchment planning and management)

The objective is:

To assist the protection and restoration of catchments, water bodies, groundwater, and
the marine environment.

Clause 14.02-2S (Water quality)

The objective is:
To protect water quality.

Council submitted that the Amendment supports Clauses 12.03-1S, 14.02-1S and 14.02-2S by
ensuring growth directions are informed by the Stormwater Strategy and the Towards a
‘Botanic Colac’, Colac Integrated Water Cycle Management Plan, July 2014 and support the
enhancement of creek corridor environments and water quality.

Clause 13.02-1S (Bushfire planning)

The objective is:

To strengthen the resilience of settlements and communities to bushfire through risk-
based planning that prioritises the protection of human life.
Council submitted that the Growth Plan was informed by a bushfire risk assessment, with only
a small portion of land within Colac previously used for a timber plantation near Lake Colac
located within a Bushfire Management Overlay (BMO). Council identified that much of Colac
and surrounds is included in Bushfire Prone Area mapped areas as a result of potential ember
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attack from the forested uplands. Council submitted that the Growth Plan provides
recommendations to identify ways that ensure all new buildings meet the construction
standard of Bushfire Attack Level 12.5.

Clause 13.03-1S (Floodplain management)

The objective is to assist the protection of:
e Life, property and community infrastructure from flood hazard.
e The natural flood carrying capacity of rivers, streams and floodways.
e The flood storage function of floodplains and waterways.
¢ Floodplain areas of environmental significance or of importance to river health.

Relevant strategies include:

¢ |dentify land affected by flooding, including land inundated by the 1 in 100 year flood
event or as determined by the floodplain management authority in planning
schemes.

¢ Avoid intensifying the impact of flooding through inappropriately located use and
development.

Council identified that the Amendment was informed by existing flood mapping, the
Stormwater Strategy and the identification of mitigation works.
Clause 16.01-1S (Integrated housing)

The objective is:
To promote a housing market that meets community needs.

Relevant strategies include:

e Ensure that an appropriate quantity, quality and type of housing is provided,
including aged care facilities and other housing suitable for older people, supported
accommodation for people with disability, rooming houses, student accommodation
and social housing.

e Ensure housing developments are integrated with infrastructure and services,
whether they are located in existing suburbs, growth areas or regional towns.

¢ Facilitate the delivery of high quality social housing.
Clause 16.01-2S (Location of residential development)

The objective is:

To locate new housing in designated locations that offer good access to jobs, services
and transport.

Clause 16.01-3S (Housing diversity)
The objective is:
To provide for a range of housing types to meet diverse needs.
Clause 16.01-4S (Housing affordability)
The objective is:

To deliver more affordable housing closer to jobs, transport and services.
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Council submitted that the Amendment supports Clauses 16.01-1S, 16.01-2S, 16.01-3S and
16.01-4S by providing for housing supply, diversity of residential options and housing close to
jobs, transport and services.

Clause 16.01-5S (Rural residential development)

The objective is:
To identify land suitable for rural residential development.

Council submitted that the Amendment and Growth Plan reinforces the identification of Colac
as the preferred location of rural residential activity as identified in the Colac Otway Rural
Living Strategy (2011).

Clause 19.02 (Community infrastructure)

The sub clauses of Clause 19.02 identify objectives relating to planning for open space, health
and cultural facilities, social facilities and emergency services. Council identified that the
Amendment and Growth Plan were informed by the Colac Community Infrastructure Plan
(2016) and provides appropriate direction for the future provision of open space and
community infrastructure.

Clause 19.03 (Development infrastructure)

The sub clauses of Clause 19.03 identify objectives relating to the planning for integrated
water management, telecommunications, infrastructure contributions and waste
management. Council submitted that the Growth Plan was informed by discussions with
service authorities including Barwon Water and that the Amendment includes policy direction
around development contributions.

Municipal Strategic Statement
Clause 21.03 (Settlement)

While the Amendment replaces significant content within Clause 21.03-2 (Colac) it is
consistent with the existing strategies of that clause which support the development of Colac
as the regional centre of the Shire. The clause supports the provision of serviced residential
land to meet future population needs and reinforces the role of Colac as the focus of rural
living, commercial and industrial activity.

Clause 21.04 (Environment)

The Amendment and Growth Plan have been informed by appropriate background work to
ensure the policy directions proposed are consistent with the objectives and strategies in
Clause 21.04 for catchment management, flooding, water, vegetation and cultural heritage.

Clause 21.05 (Economic development)

The Amendment and Growth Plan are consistent with objectives and strategies aimed at
limiting the further fragmentation of productive rural land and agricultural areas, supporting
the retention and growth of timber processing and other agricultural-based manufacturing
operations in Colac. These include AKD Softwoods, Bulla Dairy Food and the Australian Lamb
Company.
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2.2 Other relevant planning strategies and policies

(i) G21 Regional Growth Plan

The G21 Regional Growth Plan provides broad direction for land use and development across
the G21 region.

Council submitted that the Amendment supports the G21 Regional Growth Plan because it
provides for the targeted growth of Colac to 20,000 residents.

2.3 Planning scheme provisions

The Amendment does not make any changes to existing zones or overlays.

2.4 Amendments VC148 and VC154

VC148 was gazetted on 31 July 2018, after the Amendment was exhibited. VC148 made
substantial changes to the structure and content of the planning policy framework, as well as
other provisions in the planning scheme including the use of reference documents (now
background documents — Clause 72.08), the ‘application of zones and overlays’ (Clause 74.01)
and ‘further strategic work’ (Clause 74.02).

As identified in Chapter 1, Council is at an early stage of working with DELWP on the migration
of its planning scheme to the new PPF format. As a result, Council has not prepared the
Amendment documentation using updated content for Clauses 72.08, 74.01 and 74.02 or
utilised the new PPF format for the proposed policy changes. The Panel is comfortable that
Council has taken this approach based on advice from DELWP and that the necessary format
changes can be made post-adoption without any impact on content.

Amendment VC154 was gazetted on 26 October 2018 after authorisation of the Amendment.
VC154 introduced an integrated water cycle management policy at Clause 19.03-3S. Council
submitted that the Stormwater Strategy and the Towards a ‘Botanic Colac’, Colac Integrated
Water Cycle Management Plan, July 2014 which underpin the Growth Plan’s approach to
management of stormwater and inundation embed the principles of integrated water
management. Council acknowledged that further work might be required to better align the
related policy directions to avoid duplication, probably as part of the upcoming planning
scheme migration process.

The Panel is comfortable that Council has taken this approach based on advice from DELWP
and that the necessary format changes can be made as part of the planning scheme migration
amendment process.

2.5 Ministerial Directions and Practice Notes

Ministerial Directions

The Explanatory Report discusses how the Amendment meets the relevant requirements of
Ministerial Direction 11 (Strategic Assessment of Amendments).

Council sought the advice of EPA in the development of the Amendment in relation to industry
emissions and buffer issues consistent with Ministerial Direction 19 (Preparation of and
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Content of Amendments that may Significantly Impact the Environment, Amenity and Human
Health).

Planning Practice Notes

The Amendment has been prepared consistently with Planning Practice Note 46: Strategic
Assessment Guidelines for preparing and evaluating planning scheme amendments. The
Amendment and Growth Plan directions are generally consistent with Planning Practice Note
23: Applying the Incorporated Plan and Development Plan Overlays and Planning Practice Note
42: Applying the Rural Zones. The implications of Planning Practice Note: Local planning for
bushfire protection through Clause 13.02-1S on future residential areas is discussed in Chapter
6.

2.6 Discussion and conclusion

For the reasons set out in this Report, the Panel concludes that the Amendment is supported
by, and implements, the relevant sections of the PPF and MSS, and is consistent with relevant
Ministerial Directions and Practice Notes. The Amendment is well founded and strategically
justified, and should proceed subject to addressing more specific issues raised in submissions
as discussed in the following chapters.
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3 Strategic context

3.1 Existing reference documents

(i) Economic Development Strategy

The Colac Township: Economic Development, Commercial and Industrial Land Use Strategy,
Essential Economics, 2017 (Economic Development Strategy) was commissioned by Council as
part of the preparation of the Growth Plan. It provides guidance on economic development
strategies in Colac, as well as providing a planning framework for industrial land.

The Strategy was presented in two parts, with Part A containing the Colac Township Economic
Development Strategy. This provides a vision for economic development in Colac, objectives
and an Action Plan. Objectives include:

To retain and further develop existing businesses that meet existing and new market
opportunities in retail, commerce and industry.

To attract new investment to Colac with a focus on developing new and sustainable
businesses and local jobs.

To attract a skilled and experienced labour force to Colac by promoting the town as a
desirable place to live and where career opportunities can be pursued.

To provide training and skills development opportunities for the local labour force.

Part B of the Strategy contains the Colac Commercial and Industrial Land Strategy, which
identified the following objectives in relation to industrial land including:

To recognise the important role played by existing businesses located in industrial areas
in Colac.

To investigate and promote opportunities for longer-term industrial land development
and the attraction of new industries, their investments and jobs.

(ii) Colac Otway Rural Living Strategy

The Colac Otway Rural Living Strategy, 2011 prepared by CPG Australia was developed in
response to increasing pressure for rural living and rural settlement lifestyle opportunities
within the Shire, as highlighted in the findings of the Rural Land Strategy 2007. Objectives of
the Strategy include to:

e protect productive agricultural land from urban encroachment;

e minimise conflict between agricultural activities and lifestyle housing;

e recognise and consolidate existing settlements; and

e direct rural living opportunities to existing settlements that have the necessary
infrastructure and services to support additional population growth.

The Strategy identifies that:

Theoretically, there is sufficient land available to meet the demand for rural residential
development within the Shire for approximately 33.3 years. However, the large majority
of this supply is heavily constrained by environmental and infrastructure issues and
unlikely to be developable. Further, the supply of land available for rural living
opportunities is not necessarily located in the higher demand areas along the coast or
near the Otways. The majority of vacant undeveloped land available for rural living and
township development is located on the outskirts of existing built-up areas where, at the
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very least, a basic level of community infrastructure is available within adjoining

townships.
The Strategy identifies Colac and, to a lesser extent, Apollo Bay as ‘growth areas’ as these two
townships are the principal places for residential development and currently offer the
necessary infrastructure and services to support further population growth. The area
between Colac and Elliminyt is identified as containing the majority of land available for rural
residential development within the Shire (with over 30 years supply). Based on the range of
life style opportunities, access to public transport and services and utilities, the Strategy
recommends that:

Colac and Elliminyt continue to provide the majority supply of land for residential, low
density and rural living development opportunities for the Shire.

3.2 Proposed reference documents

(i) Colac 2050 Growth Plan

The purposes of the Growth Plan are to:
e Set out a vision for Colac.
e Establish principles, directions, and recommendations for growth.

¢ Identify the key strategic planning issues facing the city, including community
aspirations and needs.

o Describe the preferred future directions and the location of an urban boundary in a
framework plan which identifies the medium and long term growth.

¢ Identify the appropriate planning controls to manage growth.
e Set out an implementation plan with recommendations priorities, actions and
processes required to make the plan happen.
The Growth Plan is divided into two parts; Part A and Part B. Part A contains the content of
the Growth Plan and includes the Colac 2050 Framework Plan, which provides a spatial
overview of the Growth Plan directions. The Plan is set out under five themes:
e Urban Growth
e Housing and accommodation
e Economic development and employment
e A cultural landscape, sustainability, and healthy environment
e Infrastructure.

Each of these themes is analysed with reference to particular areas and opportunities within
Colac. A set of principles and directions are presented for each theme.

Council’s Part A submission highlighted the features of the Framework Plan in identifying the
following key elements of the Growth Plan:
e A variety of residential options including:
- General residential living
- Low density living, and
- Rural living.

e An urban structure which incorporates the vision for the City identified by the Jury
and Colac Integrated Water Cycle Management Strategy, to utilise Colac’s
waterways (its Creeks and Lake) as key features to enhance liveability, place
making, and environmental outcomes
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e A staged approach to future development for the next 15 years and beyond that
sequences development close to the existing urban area and services, and identifies
long term growth areas to 2050. This will avoid ‘out-of-sequence’ development and
consequential increased land servicing costs.

¢ Inrelation to specific areas, the Plan identifies a revised urban boundary, including:
- Anew area for Rural Living land to the east of Colac, up to Drapers Road
- A new Low Density Residential area to the south east of Colac

- Conversion of Rural Living land in Elliminyt (east and west of Colac Lavers Hill
Road) to General Residential

- Conversion of Rural Living zoned land east of Woodrowvale Road and west of
Forest Road to Low Density Residential with larger lots closer to sensitive
industrial interfaces

- Rezoning the area west of the Wyuna Estate up to Colac Lavers Hill Road for
residential purposes (i.e. land between racecourse/golf club and Wyuna Estate)

- Along term residential growth corridor to the west and south of Colac

- An area for long term industrial uses subject to further investigation, east of the
J Barrys Road land, as a potential extension of existing undeveloped, but
industrially zoned land

- The conversion of Rural Activity Zone land near Marriners Street to Rural Living
or possibly Low Density Residential with larger sized blocks

- Anew residential area to the west of Colac along the Deans Creek to transform
land subject to inundation to a vibrant community with a new open space corridor
that features constructed wetlands and walkways

- A new residential growth area north of Princes Highway off Rossmoyne Road
adjacent to Lake Colac, to be connected to existing open space along the lake
foreshore area

- The potential for the Civic and Rail Precinct in central Colac as an urban infill
area

- The potential for two local commercial centres to support convenience shopping
needs in Elliminyt and Colac west as growth occurs in those areas (but not
competing with the primary retail role of Murray Street)

- The potential for Gateway and Boulevard treatments along the Princes Highway
and main entrances corridors into Colac

- The provision of an open space network which utilises the creek corridors, Lake,
Beechy Rail line, and on-street green links

- The long term potential for the extension of open space corridors around the

Lake to link Cororooke and Beeac, subject to further investigation.
Part B of the Growth Plan contains the implementation program for the Growth Plan. It sets
out 63 specific actions to be undertaken to fulfil the objectives of the plan, grouped into short,
medium and long-term priorities. As a reference document in the planning scheme, Council
identified that the Growth Plan will guide the application of planning controls and identify and
prioritise further strategic work that may need to be undertaken including a review of the Plan
itself. Council’s Part A submission (paragraphs 5 to 82) provided an extensive overview of the
process undertaken to prepare and develop the Growth Plan including background research,
community engagement involving workshops and a Citizens’ Jury process, scenario
development and testing.
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(ii) Colac Stormwater Development Strategy

Council commissioned Engeny Water Management to produce the Stormwater Strategy to
model development scenarios in flood prone areas and advise on how to manage or mitigate
development in those areas. The Strategy underpins the Growth Plan and associated
Framework Plan directions for housing. Figure 3 shows the stormwater catchments for the
key waterways of Deans Creek and Barongarook Creek. Specifically, the Strategy:

e identifies areas of poor drainage performance through hydraulic modelling of the
Council’s drainage network

o identifies surface water requirements for future growth

e considers the effects of climate change into the future to assist with adaptation
strategies

¢ models major flooding events

e summarises structural mitigation options available to Council to mitigate flooding in
the most prone areas, including costs and staging of that work

e assesses structural mitigation options available to Council to mitigate the effects of
climate change, including costs and staging of that

e recommends stormwater drainage and treatment works to enable future
development.

Figure 3 Stormwater Strategy - Catchment map
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The Strategy identifies the following recommendations:

e Consider the use of Special Building Overlays (SBO) across the catchment to
manage future infill development in existing urban areas and to reduce the flood risk
for new buildings. The use of SBOs is recommended as they do not have any capital
cost and will result in an effective measure across the study area.

e Structural mitigation works should be considered to be constructed to reduce the
impacts of flooding in existing development areas.
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o Make provision for waterway corridors through the proposed development areas to
cost effectively contain flood flows within the waterways, to improve waterway health,
to allow for more development and to provide environmental and open space
corridors.

o Make provision for stormwater wetlands within the proposed development areas to
treat stormwater to remove pollutants, thus meeting planning scheme requirements.
The wetlands will also provide valuable habitat, green space and public amenity as
well as peak flow attenuation.

3.3 Growth Plan support documents

(i) Colac Residential Housing Land Supply Assessment

The Residential Housing Land Supply Assessment, Rob Bright and Associates Pty Ltd, May 2016
contains a stocktake of residential land supply in Colac and Elliminyt. It found four major
constraints to residential subdivision:

e Extensive areas subject to inundation

e Extent of current sewer district

¢ Availability and viability of storm-water infrastructure and limitations caused by flat
land gradients which also impacts provision of sewer infrastructure; and

e Historic ad-hoc development patterns necessitating strategic planning directions to
achieve successful subdivision design outcomes.

The Assessment report found:

e Unconstrained lot supply opportunities in the GRZ1 are likely to respond to current
demand in the short term (approximately 2 years to 2018).

¢ Inthe medium term (from 3-10 years (to 2026)) there is likely to be 413 lots (GRZ1)
available for housing (averaging 51.6 lots per annum over 8 years). Housing
demand may exceed supply during this period based on current supply conditions.
Housing demand is likely to exceed land supply during this period if the higher Colac
2050 growth target of 86 dwellings per year is achieved.

¢ Land supply for housing beyond 2026 is currently uncertain. Supply within current
residential zones will require resolution of major constraints as noted above.

o Even if the above major constraints are resolved, based on the higher growth target,
from 2026- 2050 there will be a shortage of supply of 903 lots, requiring additional
75 ha of land supply at a lot yield rate of 12/hectare, or 60ha at 15/ha. If the above
constraints are not resolved, additional land will be required.

e Excluding the Belverdere Drive Estate, land supply in the LDRZ and RLZ relies solely
on small-lot infill subdivision or sale of vacant lots by individual landholders.

(ii) Colac Housing Needs Assessment

Key findings from the Colac Housing Needs Assessment, Southern Cross Town Planning Pty Ltd,
May 2016, were:

... between 60 — 111 new dwellings per year will be required to meet the housing needs
of Colac up until 2031. If Council seeks to reach the aspirational year 2050 target of
20,000 persons, then 86 new dwellings are required per annum till 2050. Growth is
likely to concentrate on Elliminyt and, to a lesser extent, Colac West and Colac East. It
is forecast that on current growth rates, Colac Central will have limited population
growth.

Considering residential land supply in Colac and Elliminyt, the Colac Housing Land
Supply Assessment 2016 found that on current trends, from 2018 the estimated
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residential land supply will not keep up with forecast demand. The Assessment notes
that significant tracts of residential land in Colac are constrained by a combination of
lack of access to a sewerage network, flooding and poor drainage and land
fragmentation. Further infrastructure upgrades can partially address this shortfall. Infill
development will provide some opportunity for increased land supply. It is noted that if
the higher levels of demand are assumed, as noted in G21 data, then future residential
land supply falls well short of forecast demand.

(iii) Deans Creek and Barongarook Creek Flora and Fauna Assessment

Deans Creek and Barongarook Creek Flora and Fauna Assessment, Ecology and Heritage
Partners, 2016 found that in order to protect ecological values during any future development:

e Opportunities should be investigated to protect remnant vegetation patches of higher
conservation value through planning controls (e.g. Environmental Significance
Overlays/Vegetation Protection Overlays).

e Opportunities should also be investigated to enhance waterways, including
degraded areas, through planning controls relating to future development. For
example through a Development Plan Overlay requiring a masterplan upon
applications for a subdivision, which considers retention and enhancement of
biodiversity values, and a rehabilitation plan, requiring revegetation within degraded
riparian environments. Through these controls, future development has the
opportunity to increase connectivity throughout the broader environment and
increase biodiversity values within the study area.

e Detailed ecological assessments will be required within the Special Investigation
Areas to further inform the implications of future development in regards to the
Guidelines (DEPI 2013).

¢ Detailed habitat assessments and/or targeted surveys are recommended to further
inform the likelihood of the species being present and implication under the EPBC
Act prior to any works within the vicinity of the creeks or artificial waterbodies which
are likely to have a significant impact on Yarra Pygmy Perch, Dwarf Galaxias or
Growling Grass Frog.

34 Discussion

The Panel considers that the Amendment is consistent with existing reference documents,
particularly the Economic Development Strategy and Colac Otway Rural Living Strategy. The
proposed reference documents are considered sufficiently robust and informed by an
extensive background analysis. The housing directions in the Growth Plan and Amendment
are informed by an understanding of housing supply and demand factors, the Stormwater
Strategy and the Deans Creek and Barongarook Creek Flora and Fauna Assessment.
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4 Industrial areas and buffers

4.1 The issues

The issues are:
e Are the industrial areas appropriate?
e Does the Amendment provide adequate buffer protection around industrial areas?

4.2 Are the industrial areas appropriate?

(i) What is proposed

Proposed Clause 21.03-1 includes a strategy to identify a long-term industrial investigation
area next to the exiting Colac East industrial area, to rezone the Industrial 1 Zone land in Colac
West to Industrial 3 and to “provide a buffer with less intensive industrial uses next to planned
residential land to its north”. The Framework Plan identifies existing industrial areas and a
long-term industrial area east of Forest Street and a direction to rezone the Rossmoyne Road
industrial area to a ‘Buffer Industrial Zone’.

(ii) Submissions

Submission 29 sought the identification of the north-east industrial area (comprising the water
treatment plant and abattoir) as a long-term residential area. The submission acknowledged
the extent of capital investment in establishing this infrastructure but considered it a more
appropriate long-term vision for Colac.

Council considered that identifying residential development near major industrial facilities
was poor planning practice and would potentially undermine the operations of and
considerable investment in the abattoir and treatment plant. Council submitted that any
relocation of these facilities was unlikely.

Submission 12 (Whey Solutions) identified concerns with the proposed designation of the
Rossmoyne Road industrial area to the Industrial 3 Zone (INZ3) from the Industrial 1 Zone
(INZ1) to provide a buffered transition to a “Medium term residential investigation area” to
the north. Whey Solutions is seeking to develop a site in this area for a manufacturing plant
utilising dairy products and dairy waste and anticipate the need for extensive buffers. They
submitted that the site’s current zoning, existing site conditions, access to three phase power,
proximity to key transport routes and the lack of nearby sensitive uses made it a desirable site
for the proposed operation. The submission identified that the application of the INZ3 and
designation of land to the north for future residential would render the proposal a potentially
prohibited use (or at least significantly reduce its operations because of buffer requirements).
It identified that this zone change risked significant potential investment and would make it
difficult to establish a manufacturing cluster at the site. Ms Stanley, for Whey Solutions,
identified that they had not found suitable sites in the Colac East industrial area that met their
needs. The submission recommended the retention of the existing INZ1 and the application
of the INZ3 to land to the north (identified for future residential growth) and including
additional land beyond the urban boundary as an alternative future residential growth area.
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Council identified that while it welcomed the proposed investment by Whey Solutions, there
was no current permit application before it to consider. Council submitted that any rezoning
of the industrial area was at least 5 years away and that any rezoning of the future residential
area was a medium to long term proposition. This, it said would allow a proposal to be
submitted by Whey Solutions and considered by Council. It identified that the future growth
area would need to provide for suitable buffer treatments. Council submitted that its focus
for industrial growth was to the east and that further industrial land was not required or
strategically justified. Council identified that its proposed post-exhibition version amended
the Framework Plan legend from ‘Rezone the land to buffer industrial’ to ‘Rezone as Industrial
3 Zone or equivalent’ in response to the submission from the EPA (Submission 23). However,
Council at the Hearing that this should be further amended to read ‘Rezone to Industrial 3
Zone or Commercial 2 Zone’.

(iii) Discussion and conclusions

The Economic Development Strategy provides a strong and coherent basis for identifying
future industrial land supply needs. It reinforces the importance of providing larger industrial
allotments and that future industrial growth should occur in Colac East, adjacent to existing
industries and support infrastructure. This Strategy formed the basis of recent additional land
zoning in the J Barrys Road area through Amendment C86 (Colac Otway PSA C86 [2018] PPV).

The Panel considers that there is no medium-term strategic need or basis to identify further
industrial land within the Colac urban boundary including the land north of the Rossmoyne
Road industrial area. The Panel does support however, the logic of designating a future
longer-term industrial investigation area to the east of the existing industrial node in Colac
East in recognition of the important employment and economic role played by industry and in
supporting a future population of 20,000 residents and providing for a diverse and sustainable
economy.

The Panel agrees with Council that it is both unlikely and a significant economic cost to
relocate established industrial uses and the water treatment plant to allow future residential
development as proposed by Submission 29. Importantly there is no strategic basis within the
Growth Plan to support the Panel making such a recommendation. The Growth Plan and
Framework Plan provide for additional short to medium term residential land adjacent to the
Lake. The Panel notes that the Amendment retains the existing policy elements of Clause
21.03-2 which seek to “Discourage any new or new development adjacent to Lake Colac on
land which is not zoned industrial.” This is considered necessary to maintain important views
to the Lake and its predominantly rural setting.

The Rossmoyne Road industrial area while providing for modest industrial or service business
related activities, is predominantly occupied, and is part of the overall industrial land supply
for Colac. Further, it is part of a larger industrial and commercial precinct at the western
entrance to the town. This modest sized precinct provides an alternative employment node
to that provided by the Colac CBD and the Colac East industrial area. As growth occurs in the
Deans Creek Growth Area corridor it is likely to play a more important role in providing
services and employment opportunities close to homes.

The INZ3 includes as its purpose:
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e To provide for industries and associated uses in specific areas where special
consideration of the nature and impacts of industrial uses is required or to avoid
inter-industry conflict.

e To provide a buffer between the Industrial 1 Zone or Industrial 2 Zone and local
communities, which allows for industries and associated uses compatible with the
nearby community.

e To allow limited retail opportunities including convenience shops, small scale
supermarkets and associated shops in appropriate locations.

e To ensure that uses do not affect the safety and amenity of adjacent, more sensitive
land uses.

Given the nature of existing uses and that the primary industrial precinct is identified as Colac
East, the application of the INZ3 is considered appropriate if further residential development
is to be supported to the north. The INZ3 allows a range of commercial uses that will support
the existing Commercial 2 zoned activities along the Princes Highway.

In relation to the Whey Solution submission, Council seems to be open to considering a future
proposal under the current INZ1 provisions although it seeks to apply the INZ3 to support
further growth to the north and defer consideration of buffers as part of a later strategic
planning process.

The Panel considers that Whey Solution’s proposed concept is likely to require substantial
buffers that could significantly impact on the prospect of achieving housing outcomes in a
large portion of the identified future growth area to the north. Ultimately there is no
approved permit in place for the Whey Solutions proposal. Council’s identified priorities
through the Amendment and Hearing were aligned to the Growth Plan’s designation of the
future residential growth area (linked to the future residential area off Rifle Butts Road) and
managing the industrial interface through zoning and buffer treatments.

The status of the Amendment (adopted or approved) at the time of any application by Whey
Solutions will also inform any decision Council might make. Council should be mindful
however, that this direction within the Amendment as framed will potentially discourage
investment in manufacturing or processing industrial operations on the larger sites within this
industrial area, particularly where the necessary buffers cannot be accommodated on-site or
where future residential activities may impact on future operations.

The direction for the Rossmoyne Road future residential area is discussed in section 6.1 of this
Report.

The Panel supports Council’s intent to clarify what is meant by the term ‘Rezone the land to
buffer industrial’ in the exhibited Framework Plan. However, it considers that the post-
exhibition version’s proposal to use the alternative term ‘Rezone as Industrial 3 Zone or
equivalent’ remains unclear. There is no equivalent zone to the INZ3. Council’s Part B
submission suggestion that this be clarified by replacing ‘equivalent’ with ‘Commercial 2 Zone’
does provide greater direction and certainty however, the strategic basis for further
commercial zoning has not been identified. The Economic Development Strategy suggests
that additional retail floor space is not required. Without further strategic work the Panel
considers that the Framework Plan should limit the direction to ‘Rezone to Industrial 3°. This
phrase is consistent with the exhibited content of Clause 21.03-2.
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Given it is not Council’s intention to rezone this area within the next 5 years, an appropriately
reworded strategy could provide a mechanism for looking at a range of zone options
supported by an appropriate level of analysis. As identified above, the INZ3 does allow a
limited range of commercial uses which could meet short to medium term commercial floor
space to support the Deans Creek Growth Area.

The Panel concludes that:
o The strategy to apply the INZ3 to the Rossmoyne Road industrial area is appropriate
to provide for an appropriate transition to the future residential growth area.
e The Amendment’s directions for future industrial land are appropriate.

(iv) Recommendation
The Panel recommends that:

The Framework Plan mapping be amended to:
e Amend the designation of the Rossmoyne Road industrial area to ‘Rezone to
Industrial 3’.

4.3 Does the Amendment provide adequate buffer protection around
industrial areas?

(i) What is proposed?

Proposed Clause 21.03-1 includes an objective to recognise the important economic
contribution of Colac’s industrial businesses and their protection from the encroachment of
sensitive uses. Strategies proposed include, providing for open space or landscaped buffers
between industrial areas and new urban areas; and requiring the use of the DPO to support
residential, LDRZ and RLZ rezoning applications to avoid locating sensitive uses within buffer
areas. The Framework Plan identifies existing threshold buffers for the abattoir (ALC), sawmill
(AKD Softwoods) and water treatment plant as well as notional buffer treatment areas to
future LDRZ and RLZ growth areas to the south and east of industrial areas in Colac East, and
the future residential area north of the Rossmoyne Road industrial area.

(ii) Submissions

The EPA submission:

e supported the identification of separation distances between industrial and
residential uses but noted these distances varied relative to industry types

e recommended localised assessment of appropriate buffer distances

e identified the importance of planning controls to manage the health and amenity of
sensitive uses, referencing Ministerial Direction 19, sections 4(1)(c) and 12(2)(b) of
the Planning and Environment Act 1987 (Act) relating to the objectives of planning
and consideration of environment effects of an amendment, Clauses 11 and 13 of the
PPF and the industrial buffer provisions of Clause 53.10 (Uses with Adverse Amenity
Potential).

The EPA submission identified that the threshold buffer distances based on Clause 53.10 with
referral-based triggers account primarily for environmental impacts associated with industry
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including noise and odour. It submitted these needed to be considered alongside residual
emissions for dust and odour as identified in EPA publication 1518 Separation Distances for
Industrial Residual Air Emissions (2013). As a result, the EPA submitted that caution should be
used in applying uniform buffers as they might not capture all risks.

The EPA submission identified concern associated with future residential use in proximity to
industrial areas without adequate consideration of separation distances including the:
e RLZ area east of Woodrowvale Road and west of Forest Street and the Farming Zoned
land east of Forest Street and north of Woodrowvale Road identified for LDR
o residential growth areas adjacent to the Rossmoyne Road industrial area.

The submission supported the use of the Framework Plan to identify that a buffer between
industrial and residential uses may be required. It also supported the use of a DPO to require
an assessment of appropriate separation distances and to provide guidance within and
outside the buffer. The EPA proposed an additional strategy under ‘Urban Growth,
Accommodation and Housing’ to:
Ensure protection of the amenity of sensitive uses by avoiding sensitive use
development within recommended separation distances for industrial activities.
Council’s Part C submission supported the EPA’s proposed additional strategy. In its Part A
submission, Council also identified other minor wording changes to Clause 21.03-2 to respond
to the EPA’s submission.

Submission 15 identified concerns associated with the application of the 500 metre buffer
around the AKD Softwoods sawmill which extended onto the owner’s farming zoned property.

Council submitted that it was appropriate to identify industry buffers on the Framework Plan
based on Clause 53.10 to identify “constrained areas” and that the level of detail was
appropriate to a high-level policy tool. It identified that the notional buffer areas between
existing industry and future residential areas were intended to guide subsequent planning
processes. Council submitted that the DPO process would enable nuanced site responses to
manage amenity impacts such as mounding, building envelopes, lot size and vegetation
treatments, provide for a more consolidated urban area, offset the loss of existing Rural Living
land supply to accommodate conventional housing and to avoid the “the sterilisation” of these
areas.

In relation to the Rural Activity Zone area south of Flaxmill Road and adjacent to Marriner
Street, the EPA submission explained that using the land for non-sensitive uses and applying
a Commercial 2 Zone rather than the RLZ or LDRZ was preferred given the difficulty in
establishing site specific industry buffers. The submission identified that the threshold
separation distance under Clause 53.10 of 500 metres for the sawmill at 45 Drapers Road, was
not identified on the Framework Plan and impacted the northern section of the land to the
west of Drapers Road identified for RLZ.

(iii) Discussion and conclusions

The Economic Development Strategy identifies the important role played by existing
businesses located in Colac’s industrial areas with the major industries (Bulla Dairy, AKD
Softwoods and the Australian Lamb Company) employing 1,000 people. It identifies
supporting and expanding industries (including food and fibre processing associated with
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dairy, lamb and sawmilling) as a key objective. The Strategy identifies the limited number of
large holdings and the “lack of appropriate threshold distances from residential uses” as a
constraint to new industrial entrants. A key action of the Strategy is to:
5.1 Support the retention of existing businesses by protecting existing industrial land
precincts for residential encroachment and minimising the amenity impacts on
residential properties.
The importance of protecting these significant industrial operations is further reinforced by
existing strategies in Clause 21.03-2 which discourage the subdivision of residential land near
the abattoir, discourage the subdivision of industrial land in Colac East below 5 hectares and
support new industrial opportunities in Colac’s eastern industrial areas.

The Panel considers that the Growth Plan and existing policy provide a strong strategic basis
for ensuring that existing industry is able to operate without the threat of potential amenity
impacts of encroaching sensitive uses curtailing operations. The Growth Plan endeavours to
balance the provision of additional conventional housing, providing housing choice with larger
lot options and displaced RLZ on the urban edge, while protecting existing industry from the
potential detrimental impacts of sensitive use incursion.

The Panel considers that the Amendment generally strikes the right balance however,
considers that the protection of Colac’s major water treatment infrastructure and the eastern
industrial areas have a higher strategic policy imperative than accommodating additional RLZ
land. This is particularly so in areas adjacent to industrial operations which have significant
separation distance requirements. Applying the ‘agent of change’ principle, Council needs to
be confident that identifying RLZ in these areas without more detailed buffer analysis will not
compromise the future economic sustainability of this important industrial and employment
area. The Panel considers a more cautious approach is required in relation to identifying land
use outcomes for these areas. Chapters 6 and 7 discuss the impacts of this approach in
relation to the directions for future housing areas.

The Panel supports the intent behind Council’s designation of current Clause 53.10 separation
distances and notional buffers for future residential, LDRZ and RLZ on the Framework Plan and
the proposed additional strategy elements endeavouring to protect industry buffer areas.
However, the Panel considers that the mapping designations in the Framework Plans and the
strategies require further refinement.

In relation to the identified threshold separation distances for the sawmill, abattoir and water
treatment plant, the Panel considers that their identification on the Framework Plan provides
an important awareness signal and establishes a link with the relevant strategy directions. The
Panel is of the view that they could be simplified (both on the related Map and legend) to
identify a single ‘Significant industry and infrastructure buffer area’. Related mapping
technique recommendations are identified in section 9.2 of this Report.

For similar reasons, the Panel supports the Framework Plan identifying sensitive industry
interfaces for new housing areas adjacent to existing industrial zones. The identification of
these areas regardless of their current zoning and future designation is considered
appropriate. The Panel considers that the mapping of these areas is better represented as
‘Manage industry interface and buffers’ (without referring to the DPO) with the strategy
element of the Clause providing greater direction as to how this might be achieved. The Panel
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notes that there are many ways in which these interface areas might be managed but that this
should be determined through detailed assessment and considered land use planning. The
use for example, to the provision of “open space or landscaped buffers” is only one way this
might be achieved. In the first instance, the key objective is to ensure that the operations of
existing industrial uses are not compromised.

The Panel generally supports Council’s proposed post-exhibition changes and those identified
in Council’s Part A and B submissions relating to minor wording changes in response to the
EPA’s submission. This includes clarifying that wastewater buffer related to the ‘treatment
plant’ and including the EPA’s proposed additional strategy. However, the two strategies
should be reworded and reordered to clarify what is being protected and secondly, the tool
to be used. This will avoid strategy content duplication and enable a wider application of the
strategies as intended.

Council should review the final wording of all proposed strategies relating to industrial area
interfaces in the context of the policy wording and mapping change recommendations
identified in sections 9.1 and 9.2 of this Report.

The Panel concludes:
e That the Amendment provides adequate identification of buffer protection around
industrial areas however, the Framework Plan mapping and strategies of Clause
21.03-2 should be further revised to enhance interpretation.

(iv) Recommendations

The Panel recommends:
e That Clause 21.03-2 be amended to:

- include under Objective 1 ‘Urban Growth, Accommodation and Housing’, an
additional strategy: ‘Protect the amenity of sensitive uses by avoiding their
location within recommended separation distances for industrial activities’

- reorder the third strategy under Objective 1 ‘Urban Growth, Accommodation
and Housing’ as the fourth strategy and reword it to read: ‘Support the rezoning
of land to accommodate new housing areas where identified in the Colac
Framework Plan and supported by a Development Plan Overlay. A Development
Plan Overlay should identify the requirements for the orderly staging and
development of the land including coordination of infrastructure, a shared
infrastructure plan and the management of interface areas, including industry
interfaces and buffers.’

- rephrase the second strategy under Objective 3 ‘Economic Development and
Employment’ to read: ‘Provide appropriate industrial area interface treatments
within Colac’s new urban areas to ensure the operations of existing industries
are not compromised’.

e Amend the Framework Plan mapping to:

- replace ‘Buffer to Industrial Uses to be protected by Development Plan Overlay’
with ‘Manage industry interface and buffers’

- replace the separate buffers for the water treatment plant, abattoir and sawmill
with a single ‘Significant industry and infrastructure buffer area’ designation.
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5  Existing residential areas

5.1 Development Plan Overlay Schedule 2

(i) What is proposed?

The existing residential areas are included in Development Plan Overlay Schedule 2 - Future
Residential Areas (DPO2). The Growth Plan identifies that DPO2 should be amended. The
Amendment does not propose to remove or amend the overlay however submissions sought
that it be removed.

(ii) The issue

The issue is:
e Whether the DPO2 should be deleted or amended as part of this Amendment.

(iii) Submissions

Three submissions (9, 18 and 24) were received in response to the existing DPO2 that applies
to land south of the railway line and west of Main Street.

Submitter 9 submitted that the overlay should be removed and that they have no intention of
subdividing their property that is a size that suits their lifestyle.

Submitter 18 also opposed the presence of the overlay over land that has already been
subdivided and submitted that the prospect of preparing a Development Plan with some many
landowners was unlikely. It observed that the abandonment of a previous Development Plan
preparation process in 2014 was because of owners not wanting to subdivide their land and
concerns with privacy and safety of land associated with open space. It resisted the statement
in the Growth Plan that the process had been abandoned because of compensation for land
used for shared infrastructure.

Submission 24 opposed the presence of the overlay and submitted that the owners had not
been informed of the proposal to apply the DPO.

Submission 29 submitted that the reason that land in the DPO2 area had not been developed
was because of the absence of infrastructure plans. It submitted that these were necessary
to “unlock the development potential of these areas”.

Council advised the Panel that the DPO2 was approved as part of Amendment C55 (Colac
Otway PSA C55 [2009]) which implemented the Colac Structure Plan 2007. Since that time,
two Development Plans have been prepared and a third was abandoned.

Council submitted that it is not possible to remove the overlay as it would be a transformation
of the Amendment. It submitted that it remains relevant to facilitate future orderly
subdivision. Council advised the Panel that it did not propose to undertake a development
planning process in the short term because it was only recently abandoned due to lack of
landowner support or agreement. It observed that it might be appropriate to review the
boundary of the area as part of a future strategic process.
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Council submitted that page 29 of the Growth Plan should be updated to note the need to
review the overlay boundary in the area north of Aireys Street and west of Main Street to
consider the extent of the DPO2 mapping. It also submitted that Clause 21.03-2 should be
amended to include a new line to review the extent of mapping for the DPO2 area north of
Aireys Street, west of Main Street to consider, in particular, small lots which have been
developed, where appropriate.

(iv) Discussion and conclusions

The 2007 Colac Structure Plan identified several areas for residential development.
Amendment C55 implemented the Structure Plan and applied DPO2 to various precincts that
are shown in Figure 4.

Figure 4 Existing Development Plan Overlay, Schedule 2 areas
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112
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LEGEND DPO Area
1 West of Rifle Butts Road 6 South of Aireys Street
Property Boundary 2 South of Jennings Street 7 South of Irrewillipe Road
 ma | 3 West of Sinclair Street 8 West of Queen St
v __| DpPO2area 4 North of Hearn St 9 North of Harris Road
5 North of Aireys Street

Source: Growth Plan

The Growth Plan notes that the purpose of the DPO is to coordinate use and development of
the land across different landowners to facilitate the orderly planning of the area. It notes
that DPO2 had been problematic effectiveness because it allows the consideration of
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subdivision applications prior to the approval of a Development Plan and it does not require
any consideration of shared infrastructure. The preparation of a Development Plan is also
seen as a constraint by landowners who do not have the capacity or capability to coordinate
a Development Plan.

The Growth Plan notes the following in relation to the various precincts:
e Area 8 has been developed and DPO2 should be removed
e Council has taken a lead role and prepared and approved Development Plans for
Areas 6and 7
e a Development Plan was prepared for Area 5 but was abandoned
e two Development Plans are currently being prepared for Areas 1 and 4
e there are no approved Development Plans for Areas 2, 3 and 9.

The Growth Plan notes that Schedule 2 should be amended to require preparation of an
infrastructure plan or similar to provide guidance and clarity in relation to the delivery of
shared infrastructure for an area. It states that it will also be necessary to amend the Schedule
to require that a Development Plan is approved prior to the subdivision of land for residential
purposes. The document emphasises the need for Council to continue to take a lead role in
the preparation of Development Plans in the remaining DPO2 areas to unlock their
development potential.

The Panel notes that the exemption from preparing a Development Plan prior to development
of a single dwelling or subdivision (provided that any permit does not compromise the orderly
planning and development of the area) came from a recommendation from the Panel in
Amendment C55 to address landowners’ concerns that the application of the DPO would be
an impediment to development. The Panel also notes that at the time C55 was being
considered, Council had forecast very low levels of growth. The C55 Panel did not accept those
figures and ultimately recommended that Council undertake a more realistic estimate of the
land supply in Colac. Council has subsequently undertaken further assessment of housing
needs and land supply in the context of the G21 Regional Growth Plan.

Therefore, this Panel agrees with Council that further consideration is warranted as to
whether to amend the Schedule to remove this exemption and the exemption relating to the
construction of a dwelling.

However, the Panel acknowledges that the removal and amendment of the Schedule does not
form part of this Amendment and is not in a position to make a recommendation in relation
to these matters.

That said, in the context of this Amendment, the Panel acknowledges the constraints in Area
5 due to land fragmentation and extent of development of dwellings and agrees with Council
that it would be appropriate to review the boundary of this Area. The Panel agrees with
Council’s post-exhibition change to update the text of the Growth Plan and Clause 21.03-2 to
review the extent of mapping for Area 5.

The Panel concludes:
e That Clause 21.03-2 and the Framework Plan should be updated to identify that the
mapping of DPO2 to Area 5 will be reviewed.
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(v) Recommendation

The Panel recommends:
e Clause 21.03-2 be amended to:

- Insert under the heading of ‘Further strategic work’, ‘Urban Growth,
Accommodation and Housing’, an additional action: ‘Review the extent of the
Development Plan Overlay Schedule 2 for the area north of the Pound Road and
west of Main Street to refine the mapped boundary to exclude small lots which
have been developed, where appropriate.’

5.2 Moore Street Housing Renewal Area

(i) What is proposed?

The exhibited Framework Plan shows land in the west end of Moore Street (coloured dark
pink hatching in Figure 5) as ‘Opportunity to Master Plan’.

Figure 5 Moore Street Master Plan Area

Opportunity-to
masterplan area

Source: Growth Plan

(ii) The issue

The issue is:
e What is the appropriate level of future planning for the west end of Moore Street?

(iii) Submissions

Submission 29 identified that a “transition plan” should be adopted to promote the area as
“high-end residential”. This, it submitted, would facilitate in excess of 600 dwellings along the
lake to Deans Creek. It also submitted that the existing public housing area could transition
to another area within the urban boundary.

Mr Barrett (Submission 31 and Document 11) observed the existing social problems that exist
in the area. He explained the on-going cost if no action was taken to address the social
problems and submitted that there is a necessity for commitment to change. Mr Barrett
submitted that a neighbourhood should be planned around a sports oval with a community
and commercial centre and that housing should be built around it. He submitted that there
should be 25% social housing managed by a non-government provider.
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Council submitted that the Growth Plan nominates the area (which has a high level of social
disadvantage, and a high proportion of ageing public housing stock) for master planning in
collaboration with residents and the Department of Health and Human Services.

Council submitted that the master planning process could explore housing options to improve
amenity, street connections and reconfigure public open space. It also observed that Council
is currently in the process of acquiring the former Colac High School site from the state
government, which will become a significant area of open space and accommodate
community facilities to benefit residents of the immediate context and beyond.

(iv) Discussion and conclusions

The Growth Plan observes that the area has a high proportion of public housing dating from
the 1960s and 1970s and that the street patterns and provision of open space are typical of
that era with poor passive surveillance. The Growth Plan identifies the opportunity to engage
with the Department of Housing and Human Services to collaborate on a Master Plan to
“explore opportunities to modernise and diversify housing options in the area with improved
connectivity and provision of public open space.”

The Panel accepts Mr Barrett’s and Council’s submissions in relation to the social problems
and poor planning. The Panel also observed on its site inspection the state of housing and the
appearance of dwellings to the street. The Panel agrees with the merit of Council instigating
change, engaging with the state government and preparing a Master Plan. The Panel notes
the value of undertaking strategic planning to guide critical infrastructure investment, land
use direction and identify urban regeneration opportunities through a partnership approach
with key stakeholders. The Corio Norlane Structure Plan, City of Greater Geelong and
Department of Planning and Community Development, July 2012 is considered to be an
exemplar of such an approach in a similar socio-economic context.

The Panel concludes that:
e The Directions of the Growth Plan and Clause 21.03-2 relating to the future planning
for the west end of Moore Street, Colac are appropriate.

The Panel considers that the terminology used in the Framework Plan relating to the future
planning for the west end of Moore Street, Colac could be simplified. This is identified in the
recommendations included in section 9.2 of this Report.
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6 Residential growth

6.1 Rossmoyne Road Area

(i) What is proposed?

The exhibited Framework Plan shows land in the Rossmoyne Road area (coloured pink in
Figure 6) as land to be rezoned to ‘Residential subject to Development Plan’. Part of the land
is also affected by a ‘Buffer to industrial Areas’ adjacent the existing industrial area.

Figure 6 Residential land subject to a Development Plan for the Rossmoyne Road Area
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Source: Growth Plan

(ii) The issue

The issue is:
e Whether it is appropriate to extend the urban boundary to the north-west of the
town and zone the land residential.

(iii) Submissions

The submissions that addressed the industrial buffer to this area are discussed at section 4.2
of this Report.

Submission 29 submitted that this area is “isolated and disconnected from the town” and that
it should be identified as a “long-term investigation area” rather than a “possibility to rezone”.
It submitted that this designation was contrary to the intention expressed in the Growth Plan
that “all development should integrate with the existing township rather than separate areas”.

Council submitted that the development of the land to the north of the industrial land is a
long-term prospect (15 plus years) given the need to extend services to this area. It submitted
there is merit in identifying this area as an investigation area to resolve any need for buffers
prior to its formal designation as an area for rezoning, but to retain it in the town boundary.
Council submitted that if Whey Solutions was granted approval on the industrial land, then
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the rezoning of land to the north for residential purposes would need to be considered in light
of any approved use and buffer requirements, but that this could be done as part of a future
process when there is greater certainty about future use and development in this area.

Council submitted that the Framework Plan should be amended to identify this area as a
“medium term residential development investigation area”.

(iv) Discussion and conclusions

The Growth Plan explains that this land has an area of 83 hectares and that whilst it is remote
from the urban areas of Colac, there is an opportunity to connect it into town through an
extended open space corridor along the lake. It notes that it could provide a high amenity
area subject to good design.

The Growth Plan suggests that this area should be the last area to develop in terms of staging
to focus investment in the areas which are closest to services and to ensure that there is no
oversupply of residential land. The designated rezoning is linked to the proposal to rezone
the existing industrially zoned land to INZ3.

As discussed in section 4.2 of this Report, the rezoning of the industrial land to INZ3 is
appropriate if Council is committed to allowing residential land to its north. However, it may
well do so at the expense of significant economic investment by industry. The Panel observes
that the existing Industrial 1 Zone land in this location contributed to the overall land supply
considered by the Panel in Amendment C86.

The Panel observes that whilst the land has opportunities through its topography and location
on the lake and that it is not subject to flooding or inundation, it is remote and removed from
other residential land and is encumbered by its interface with industrial land.

The Panel also observes that the southern part of the land is also included in a Bushfire
Management Overlay (BMO) as seen in Figure 7. The Growth Plan observes that this BMO is
in place because of “a timber plantation and significant tree planting within the creek
corridor”.

Council addressed the issue of bushfire risk in its Part A submission, noting that the bushfire
risk assessment report prepared to inform the Growth Plan identified that much of the land
on the Framework Plan was not included in the BMO apart from a small area of land to the
north-west of the town near Lake Colac. Council’s Part A submission noted that the CFA
response “does not specifically raise any issues per se with areas identified for growth”.

In its closing, Council advised the Panel that the timber plantation had been felled and
therefore the BMO should no longer cover this land.

Nevertheless, it does exist and as such the Panel does not agree that the land is therefore
suitable for residential development. To allow the rezoning of land to facilitate residential
development would be contrary to the provisions of Clause 13.02-1S of the planning scheme.
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Figure 7 Extent of Bushfire Management Overlay

Source: Planning Scheme maps

Noting Council’s submissions that this would be the last precinct to be considered for
residential development, the Panel is of the view that several caveats exist prior to its
consideration and designation. The Panel observes that there are unresolved issues around
the use of the industrial land and the BMO that require further consideration before it can be
considered appropriate to designate the land for residential development and use. At best,
this area could potentially be identified as a ‘medium term residential investigation area’.

Given the uncertainty around the future of the area, the Panel considers that the exhibited
Framework Plan should be amended to replace the annotation ‘Rezone to Residential with
Development Plan’ and related Map legend with ‘Medium term residential/low density
investigation area’.

However, if the adjoining land to the south land remains in the Industrial 1 Zone, the Panel
considers that it is more appropriate for the subject land to be rezoned to low density, as is
the approach adopted at the interface of other industrial areas within the town boundary.

The Panel concludes that:
e The Framework Plan should be amended to replace its identification as ‘Rezone to
Residential with Development Plan’ to a ‘Medium term residential/low density
investigation aread’.

(v) Recommendation

The Panel recommends:
e That the Framework Plan be amended to:
- Identify the Rossmoyne Road residential investigation area as a ‘Medium term
residential/low density investigation area’.
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6.2 Deans Creek Corridor — North of Princes Highway

(i) What is proposed?

The exhibited Framework Plan shows land in the Deans Creek Corridor, north of Princes
Highway (coloured pink in Figure 8) as land to be rezoned to ‘Residential subject to
Development Plan’ and as ‘Potential Open Space Corridor using Creek and Drainage lines’
(green dashed line in Figure 8). There is also a ‘Buffer to Industrial areas’ shown to the part of
the western edge of the land as it abuts the existing industrial area (brown zig-zag line on
Figure 8).

Figure 8 Residential land subject to a Development Plan within the Deans Creek Corridor — North of
Princes Highway
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Source: Growth Plan

Following receipt of submission 25, Council resolved to adopt a post-exhibition change that
would include reference in the Growth Plan to investigate Colac West on Deans Creek as
having potential for a focal point with constructed wetland and Aboriginal focus.

(ii) The issue

The issue is:
e Whether there is strategic support to extend the General Residential Zone.

The creek corridors are discussed in section 8.5 of this Report.

(iii) Submissions
Submission 25 addressed the green corridors (Creek corridors) and the significance of the area
to Aboriginal people. It did not address the proposed designation of the land for residential.

Council submitted that the Growth Plan should be amended in response to this submission in
accordance with the post-exhibition resolution. Council noted that the area is identified as an
area of cultural heritage sensitivity and acknowledged the registered Aboriginal sites in this
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location. It also noted that parts of the land are subject to inundation. Part of the land is
public land managed by DELWP and the balance is freehold.

The EPA submission identified that the existing Rifle Club, west of Rifle Butts Road could be
potentially contaminated and if it remains will require appropriate separation distances from
sensitive uses.

Council noted that the area is highly significant to Aboriginal people and submitted that the
creation of a wetland or lake and focal point could be explored through detailed planning for
the area in conjunction with relevant stakeholders.

(iv) Discussion and conclusions

The Growth Plan identifies that this land has an area of approximately 32 hectares and there
is an opportunity to develop it for residential and open space purposes. The Growth Plan
acknowledges the importance of the area to the local Aboriginal community and that Council
should investigate alternate suitable locations to accommodate the relocated rifle club from
this area. It also identifies opportunities to investigate future creek crossing points and the
future extension of Moore Street. The Growth Plan acknowledges the interface with the
Rossmoyne Road industrial area to the west.

The same observations made above in Section 6.1 as it relates to the future role of the
industrial land in Rossmoyne Road and the BMO in relation to the north-west corner of this
precinct. This land is also subject to inundation and flooding, but has greater separation from
the industrial land by the creek and is more closely connected to the balance of the residential
land within the town boundary.

The Panel observes that this land will be subject to various considerations as part of the
Development Plan process and that prior to any rezoning proposal that the interface issues
and bushfire risk would need to be adequately addressed. In light of this, the Panel also
considers it appropriate to update the Framework Plan to include an annotation in relation to
this land that it is identified as a ‘medium term residential investigation area’. This process
will also enable an appropriate response to any potential contamination or need for
separation buffers associated with the Rifle Club.

This Panel’s approach to issues of cultural and environmental significance is discussed in
section 8.5 of this Report.

The Panel concludes that:

e The Framework Plan should be amended as it relates to land west of Rifle Butts Road
to replace its identification for ‘Rezone to Residential Subject to Development Plan’
to a ‘Medium term residential/low density investigation area’.

e The proposed objectives and strategies of Clause 21.03-2 provide sufficient direction
regarding the protection and management of areas of environmental and cultural
heritage significance without further addition.
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(v) Recommendation

The Panel recommends:
e That the Framework Plan be amended to:
- ldentify the land west of Rifle Butts Road as a ‘Medium term residential/low
density investigation area’.

6.3 Deans Creek Corridor — South of Princes Highway to Pound Road

(i) What is proposed?

The exhibited Framework Plan shows land in the Deans Creek Corridor, to the south of Princes
Highway to Pound Road (coloured pinkin Figure 9) as land to be rezoned to ‘Residential subject
to Development Plan’. There is also a ‘Potential Local or Neighbourhood Commercial Centre’
(purple circle on Figure 9).

Figure 9 Residential land subject to a Development Plan within the Deans Creek Corridor — South of
Princes Highway to Pound Road
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Source: Growth Plan

(ii) The issue

The issue is:
o Whether there is strategic support to extend the General Residential Zone.

(iii) Submissions

Submission 8A was prepared on behalf of an owner of land in Cants Road, Princes Highway,
Deans Creek Road and Pound Road. The submitter was supportive of the proposed
designation for residential but was concerned as to the extent of land being shown as subject
to flooding and inundation (shown in light and dark blue in Figure 9 above).

The submission noted that the Growth Plan is a high-level document but requested that
“appropriate safeguards are put in place within the approved report under Amendment C97
to allow for future investigations to take place on the land to enable a reduction in the areas
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shown for flooding/inundation and wetlands.” The submission concluded that this would
maximise the developable area while addressing the flooding issues.

Council submitted that the extent of flood or inundation prone land shown on the exhibited
Framework Plan reflects existing conditions. Council noted that the key aims of preparing the
Growth Plan and the Colac Stormwater Development Strategy concurrently were to consider
the feasibility of developing parts of the land subject to inundation for residential purposes
having regard to the shallow depth of inundation in some sections. The Growth Plan
acknowledges the ability of the owner’s land to be developed, subject to further assessment
and implementation of stormwater management measures.

(iv) Discussion and conclusions

The Growth Plan identifies that the Colac-West Deans Creek corridor provides an opportunity
to accommodate residential expansion, which was recognised in the 2007 Colac Structure Plan
and as being subject to resolution of inundation constraints.

The Growth Plan notes that some sections of the creek are significantly flood prone with
significant flood depths. Also, some parts of the creek have relatively intact riparian environs,
whilst other sections are heavily modified. These issues are addressed at section 8.3 of this
Report.

The Growth Plan identifies the first stage of the Deans Creek corridor is the land to the south
of the railway line (bound by Deans Creek Road, Pound Road, Cairns Road and the railway
line). This land has an area of approximately 78 hectares and is highly modified pastoral land
thatis very flat. The Growth Plan identifies that development of this land should be prioritised
because of its strategic location, consolidated land ownership.

The Growth Plan identifies that the land to the south of Princes Highway has an area of
approximately 67 hectares. It has frontage to the Highway and has the potential to
accommodate a neighbourhood centre to serve the needs of the new population in Colac
west.

The proposed activity centre and part of the land identified for residential appears to be
affected by the BMO.

The Panel is supportive of development of land beyond the BMO for residential purposes but
for the reasons provided above cannot endorse expansion of the residential zone within the
BMO. The Panel concludes that this issue needs to be addressed prior to consideration of a
rezoning application.

The Panel concludes that:
o The Framework Plan should be amended as it relates to this precinct to identify it as
a ‘Residential investigation area’.

(v) Recommendation

The Panel recommends:
e That the Framework Plan be amended to:
- Identify the Deans Creek Growth Area Corridor (south of Princes Highway to
Pound Road) as a ‘Residential investigation area’.
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6.4 Deans Creek Corridor — south of Pound Road, east of Deans Creek Road
and north of Harris Road

(i) What is proposed?

The exhibited Framework Plan shows land in the Deans Creek Corridor, to the south of Pound
Road, east of Deans Creek Road and north of Harris Road (coloured pink in Figure 10) as land
to be rezoned to ‘Residential subject to Development Plan’.

Figure 10 Residential land subject to a Development Plan within the Deans Creek Corridor — South of
Pound Road, east of Deans Creek Road and north of Harris Road
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Source: Growth Plan

Following receipt of six submissions (submissions 19, 20, 22, 28, 32 and 33) Council resolved
to propose a post-exhibition change to part of this precinct to be designated for Low Density
Residential. This post-exhibition change affects land bound by Pound Road, Cants Road,
Sinclair Street South and Neal Street.

(ii) The issue

The issue is:
e Whether there is strategic support to extend the General Residential Zone. If so, is it
appropriate to set aside a centrally located part of the precinct for LDRZ?

(iii) Submissions
Council submitted that this area is one of two areas of the first stages of development.

In terms of the post-exhibition change, Council submitted that the area is largely developed
with one acre lots and used for low density purposes. It noted that a LDRZ in “a discrete
location would broadly reflect the existing lot pattern with some additional subdivision
permitted” and would allow lots of 2,000 square metres.

Ms Bright made submissions at the Hearing (Document 9) on behalf of the owners of land in
Cants Road, Elliminyt who oppose the designation of the land (Submission 25). Ms Bright
advised the Panel that the current controls allow for the land to be subdivided into three lots
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of 1.2 hectares. Her clients would like to subdivide their land into eight lots of 4,500 square
metres or into smaller lots of 2,000 square metres. Their preference is to retain larger
allotments to “reflect the surrounding pattern of development, density and established
neighbourhood character, which the Calders and surrounding residents have indicated is their
preferred long term expectation for the area.”

Ms Bright submitted that the Panel for Amendment C55 concluded that the LDRZ is a more
appropriate zone to be applied to the south-east and south-west of Colac with a schedule
setting the minimum lot size of 1.2 hectares. She advised that the Panel had stated that the
application of the LDRZ should not be regarded as an opportunity to subdivide all of the
existing 1.2 hectare lots into lots of 1,500 to 2,000 square metres.

Ms Bright submitted that investigations had not been undertaken until the preparation of the
current Growth Plan and that it applied a “blanket approach to all land in the area, whether
or not constrained by inundation and absence of drainage, and have no regard to the particular
circumstances of this site.”

Ms Bright submitted that her clients were concerned that resolution of matters identified in
the Growth Plan including fragmented ownership and the need for council to take a lead role
to co-ordinate development plans will require significant time and resources that will take
many years. Further, that ultimately it will result in development that is inconsistent with the
established pattern of development in neighbourhood character and in the short term will
render land vacant when there are no impediments to development except for lot size.

Ms Bright requested the Panel to acknowledge the different characteristics of her clients’ land
from the “wider constrained land” and sought direction regarding the appropriate short-term
outcomes for the land.

Mr Calder also made submissions to the Panel. He provided background to the proposals to
subdivide the land since 2003. He submitted that the land is not required for residential in
the short to medium term and that a more appropriate outcome would be to allow larger lots
that are consistent with existing allotments that accommodate substantial houses.

(iv) Discussion and conclusions

The Growth Plan identifies that land east and west of Main Street in Elliminyt currently
comprises approximately 152 hectares and 231 hectares respectively. Historically the land
has been constrained for urban development because it is subject to flooding due to its flat
topography. The Growth Plan notes that the land is not connected to the existing sewer
network but is proximate to key infrastructure and services in town.

The Growth Plan identifies that, subject to appropriate stormwater management and
extensive of the sewer network, the land should be rezoned to General Residential. It notes
that given the land fragmentation, Council will need to a take a lead role to co-ordinate
Development Plans. Given the land fragmentation there is an expectation that the
redevelopment of these areas will take “considerable time, resources and effort” and should
not be relied on as Colac’s only residential land supply.

Having reviewed the Panel report for Amendment C55, it appears to this Panel that
observations in response to submissions put on behalf of Mr Calder in relation to the
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investigations for a LDRZ were based on land supply, forecasts and Council’s position in
relation to flooding, inundation and sewer connection. This Panel does not deduce from a
review of that report that the Panel for Amendment C55 concluded that the land was suitable
for LDRZ based on its prevailing lot character or neighbourhood character.

The Amendment C55 Panel observed that Council’s strategic objectives needed to be more
clearly specified, but that they appeared to include:

e The areas subject to inundation should not become available for more intensive
subdivision and development due to possible contamination of groundwater and
threats to homes.

e The release of a large number of rural lifestyle lots could undermine the urban
consolidation objectives.

e Colac should protect its long term urban growth options be retaining land in larger
lots rather than becoming ringed by smaller lots that are very difficult to convert to
urban design lots and development.

The Panel agrees with the exhibited version of the Framework Plan and does not support the
post-exhibition change to exclude part of the land to be rezoned to Low Density Residential.
Although Council proposed to resolve the submissions this way, the submissions remain
before the Panel for its recommendation. The Panel is of the view that this post-exhibition
change would undermine and compromise the broader strategic objectives of the Growth
Plan.

The Panel accepts that the timeframe for realising the development potential of this land may
not coincide with landowners’ expectations; however, it is important to maintain the vision
for the town.

The Panel concludes that:
e The Framework Plan should not be amended as per the post-exhibition change in
relation to land south of Pound Road and that the precinct should be identified in the
Framework Plan as ‘Rezone to residential .

(v) Recommendation

The Panel recommends:
e That the Framework Plan be amended to:
- Identify the Deans Creek Growth Area Corridor (south of Pound Road) as ‘Rezone
to residential .

Chapter 9 makes further recommendations relating to removing the reference to ‘Subject to
Development Plan’ against rezoning annotation and Map legend elements of the exhibited
Framework Plan.

6.5 Elliminyt Growth Area

(i) What is proposed?

The exhibited Framework Plan shows the Elliminyt Growth Area — Wyuna Estate expansion
(coloured pink in Figure 11) as land to be rezoned to ‘Residential subject to Development Plan’
in the short to medium term.
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Figure 11 Residential land subject to a Development Plan within the Elliminyt Growth Area

Source: Growth Plan

(ii) The issue

The issue is:
e Whether there is strategic support for the extension of the General Residential Zone
to this area and whether it is appropriate to bring forward rezoning of land within the
precinct.

(iii) Submissions

Council submitted the proposal was to ultimately rezone the land to General Residential and
that potentially this land could include land to its south as open space to integrate with the
Beechy Rail Trail. Council submitted that this area is one of two areas for the first stages of
development.

Three submissions were received in relation to this land (Submissions 11, 13 and 16) and all
were supportive of the Amendment and the proposal to rezone the land to General
Residential.

Ms Curtis (submitter 13) submitted that her land was surrounded by residentially zoned land
and had numerous attributes that made it suitable for a residential zone, including that
reticulated water, gas and sewerage are available at the property boundary and that it is well
located in terms of community facilities and services. Ms Curtis also referred to the Panel’s
observations in relation to her land in its consideration of Amendment C55 in 2008 which
recommended “council consider inclusion of the land to the south and west of the Scanlan land
for rezoning to Residential 1 Zone subject to the completion of a Precinct Plan that
demonstrates the integration development of all the land.” Ms Curtis submitted that the land
should be rezoned now to avoid further delays.

Council submitted in its Part B submission that the Amendment did not include the rezoning
of any land and reiterated in its closing that immediate rezoning would be a transformation
of the Amendment and that no rezoning would be undertaken prior to the preparation of a
Development Plan Overlay for infrastructure. It submitted that there needs to be a proper
and orderly process to avoid fragmented development and that there needs to be a clear
mechanism.
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(iv) Discussion

The Growth Plan identifies that the land to the west of the Wyuna Estate is approximately 35
hectares in area and is well located for residential development. It noted the opportunity to
expand the Wyuna Estate to the west and improve the connectivity in this area to provide
additional street connections and that there is an opportunity to extend and connect the open
space areas by using the Beechy Rail Trail and connecting this with the golf course and race
course.

The Panel considers that it may be logical to extend the residential zone to “fill in a gap”
between the Wyuna Estate, residentially zoned land to the north and Colac-Lavers Hill Road
that forms a natural boundary. Rezoning would also be consistent with the Panel’s
recommendations in Amendment C55. The Panel also notes Council’s submission that this
area will likely be in the first stages of in-fill development.

However, in terms of process and timing, the Panel agrees with Council’s submissions that
work relating to infrastructure needs to be undertaken prior to rezoning. The Panel observes
that it is necessary to put in place appropriate mechanisms to achieve the orderly planning of
an area and not allow ad-hoc development. The Panel also agrees that rezoning of land at this
stage would constitute a transformation of the Amendment.

The Panel concludes that:
e The Framework Plan should identify this as ‘Rezone to residential in the short to
medium term’.

(v) Recommendation

The Panel recommends:
e That the Framework Plan be amended to:
- Identify the Elliminyt Growth Area (west of the Wyuna Estate) as ‘Rezone to
residential in the short to medium term’.
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7 Low Density Residential, Rural Living and Long-
term Investigation areas

7.1 Colac-Lavers Hill Road, Friends Road/Florence Road and Forest Street
South

(i) What is proposed?

Council resolved as a post-exhibition change to the Amendment to rezone land to the east of
the Wyuna estate and the Beechy Rail Trail, west of Forest Street South, and north of Friends
Road/Florence Road (shown in Figure 12) from Farming Zone to ‘rural living or low density
with a Development Plan’.

Figure 12 Council’s post-exhibition change to rezone land to ‘rural living or low density’
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Source: Council’s Part B submission

(ii) The issue

The issue is:
e Whether there is strategic support for the post-exhibition change to extend the
residential designation to land further south to Friends Road/Florence Road.

(iii) Submissions

In response to submitter 30 (who owns all of the land subject to the post-exhibition change),
Council officers resolved to extend the low-density designation to include part of their land to
effectively square off the residential land with the southern boundary of the Wyuna Estate.
Subject to further submissions at the council meeting, Council resolved to extend the
boundary to include all of the land (extending the southern boundary to Friends/Florence
Road).

In relation to the post-exhibition inclusion of additional land in this area (known as the Scanlan
land), Council submitted Friends Road/Florence Road forms a natural urban boundary and
that it is likely that, given the topography, the area would at some stage be developed for rural
residential purposes.
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Following Council’s resolution in relation to the land identified for post-exhibition changes and
subsequent notice of affected properties, three late submissions were received. Submitters
36 and 37 opposed the change to extend the urban boundary and submitter 39 sought to have
their land rezoned to enable a dwelling to be built.

Submitter 37 submitted that there was no identified need for additional rural living land in
Colac and that this type of dwelling was not consistent with the demographics of the
municipality. It also submitted that further detailed analysis including land servicing,
geotechnical stability and bushfire risk needed to be undertaken and that government policy
supports the retention of farmland.

Submitter 36 opposed the inclusion of the land within the urban boundary and that submitter
30 should not have offered the potential for parts of the Beechy Rail Trail for public open space
because it is on land owned by submitter 36. Submitter 36 considered that the land was
unsuitable for residential land because it was subject to erosion, was steep, power lines
traverse it and there is an oversupply of low-density land. In closing, submitter 36 submitted
that “we feel that the original plan of the Citizens jury and the C-O planners provided for
potential growth whilst protecting the rural aspect of the town without impacting the
environment to any large extent.”

Ms Krall (submitter 39) supported the post-exhibition change and requested that a rezoning
occur “sooner rather than later”. She submitted that due to the size of her land (3 acres) that
she is unable to build a dwelling on the land, which was gifted to her by her parents in 1974.
The land has road access and is serviced and “perfect” for rural living.

In closing, given the proposed revised designation on the framework plan, Council submitted
that it was supportive of the statutory planning department issuing a planning permit for a
dwelling.

Mr Scanlan (submitter 30) presented to the Panel (Document 12). He submitted that
redevelopment of the land was a real, long-term prospect and one that could more readily be
realised by a family with development experience than by other land owners on land that has
also being designated as suitable for low-density living. He also submitted that it appeared
“to make sense” that this land would be considered before other land identified for potential
long-term low density to the east of Woodrowvale Road or the Rural Living Investigation Area
to the east of Drapers Road. He observed that “there are no sawmills, yoghurt factories or
abattoirs surrounding our property”. He submitted that the land is not suitable for farming
and that it is presently used for agistment and hay.

Mr Scanlan submitted that the land is undulating and elevated and is not at risk of inundation.
He submitted that, for the most part, the Beechy Rail Trail is on their property and that the
family is supportive of extending the rail trail and setting aside part of their land for public
open space. He submitted that the transmission lines will not prevent development and
highlighted that other development has been recently approved in proximity to the lines.

(iv) Discussion

The Panel accepts Council’s submissions that the extension of the rural living or low density
area and the urban boundary further south to Florence Road is appropriate. The designation
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is a logical extension and will provide an effective “closing in” between land presently zoned
and developed for residential purposes.

Apart from the transmission lines traversing the land, it appears relatively unconstrained.
Having said that, it is clear that development is occurring on other land that is also affected by
the transmission line and that this is not an impediment to development. The Panel is of the
view that this land is more suited to low density than land further north that is constrained by
its proximity and interface to industrial development.

The Panel considers that the alignment of the open space corridor can be resolved through
detailed analysis.

The Panel notes Council’s submissions in relation to Ms Krall’s land but does not make any
recommendations in this regard.

The Panel supports the post-exhibition change to include land to the east of the Wyuna estate
and the Beechy Rail Trail, west of Forest Street South and north of Friends Road/Florence Road
from Farming Zone to ‘rural living or low density.’

The Panel concludes:
e That there is strategic support for the post-exhibition change to extend the
residential designation to land further south to Friends Road/Florence Road.

(v) Recommendation

The Panel recommends:
e That the Framework Plan be amended to:
- Identify the Colac-Lavers Hill Road, Friends Road/Florence Road and Forest
Street South as ‘Rezone to Rural Living or Low Density’.

7.2 East of Woodrowvale Road and Forest Street

(i) What is proposed?

The exhibited Framework Plan proposes to rezone land from RLZ and Farming Zone to Low
Density and has nominated a ‘buffer to industrial uses’ as identified in Figure 13.

(ii) The issue

The issue is:
e Whether there is strategic support for the proposed designation of land for
residential purposes.

The land is next to INZ1 land. It is to the south of the Bulla factory in Hearn Street and south
of vacant industrial land. The issue of industrial buffers is addressed in section 4.3 of this
Report.
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Figure 13 Rezone land east of Woodrowvale Road and Forest Street to Low Density Residential
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Source: Growth Plan

(iii) Submissions

Council submitted that a key strategic direction of the Growth Plan and in turn the
Amendment is to achieve urban consolidation in Colac by transitioning existing rural living
areas in Elliminyt to a GRZ. In turn, it is necessary to identify additional land supply for RLZ. It
submitted that the Colac Otway Rural Living Strategy 2011 identified and designated suitable
locations for rural living, which do not take up high quality agricultural land and where an
adequate level of service can be provided.

Council submitted that its approach to designating land as RLZ or LDRZ adjacent to industrially
zoned land was appropriate and is an approach adopted by the City of Greater Geelong for
Heales Road, Lara.

Council submitted that the land west of Forest Street is currently zoned Rural Living and is
developed with housing at relatively low densities. In support of the proposed zoning, Council
submitted:

Low Density has been chosen in this area given the industrial land rezoned as part of

C86 is vacant, and there is no defined buffer distance. The land is also proximate to

existing services and facilities in town, but cannot transition to General Residential given

its proximity to industrial land. It is considered there is some opportunity for infill, albeit

as low density residential, and that this area could function as a transition area between
industry and GRZ land.

Two submissions (submissions 2 and 3) were received in relation to this land. Both submitters
were supportive of the proposed designation. Submitter 2 noted that the land was well
located and serviced to accommodate growth of the town.
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(iv) Discussion and conclusions

The Growth Plan notes that the land in this area has not been identified for residential
purposes because of its interface with INZ1 land. Land to the east of Woodrowvale Road
includes the industrial buffer. Land to the east of Forest Street and north of Woodrowvale
Road is largely cleared pastoral land and adjoins industrial land that was rezoned in 2017. To
the south is the Belverdere Estate, which is in the LDRZ. The Growth Plan notes that the land
is prominent in Colac and forms part of the rural backdrop to the town with the rising foothills
of the Otways.

The precinct comprises an area of approximately 179 hectares. The Growth Plan concludes
that both parts of the precinct are suitable for low density. It notes that the land is not suitable
for conventional residential development because of its proximity to industrial land.

The Panel observes that the provision of land for rural living and low density is of importance
in the municipality and that the Growth Plan identifies that there is demand for properties
which are larger than conventional lots and that whilst Colac has a supply of rural living zoned
land, this will transition over time to the GRZ. The Growth Plan states that there should be no
net loss of the existing provision of rural living and low density lots. However, as discussed in
section 4.3 of this Report, the Panel cautions the Council that it would need to first be
confident that bringing forward a higher order residential zone adjacent to an important
industry was fully considered. The Panel in Amendment C55 offered similar observations,
which this Panel observes came before Amendment C86 and the rezoning of additional
industrial land. The Panel in Amendment C55 observed:

... the designation of the land to the south-east of Woodrowvale Road and Forest Street

... for rural living or low density residential development appears at this time to be

premature. Its use for residential development needs to be carefully considered as the

land is higher than the nearby land proposed for future industrial development, and

dwellings will overlook the future industrial area and create a sensitive interface that

needs to be examined in more detail. The suitability of the subject land needs to be

assessed against other candidate areas for this type of development and the release of

land driven by clear strategic directions for the Colac housing market and realistic

forecasts of likely demand and take up rates.
If residential rezoning was found to be appropriate, given the interface, including elevated
position, the Panel considers that a more appropriate designation would be for rural living in
this location subject to further consideration of interface and buffer issues. It seems that the
additional land that is now proposed for inclusion in the urban boundary (the Scanlan land) is
more suited to low density residential given its existing abuttals to land to the east, north and
west for residential purposes.

The Panel concludes that:
e The Framework Plan as it relates to this precinct (east of Forest Street) should read
‘Rural Living investigation area’ with the remainder remaining Rural Living.

(v) Recommendation

The Panel recommends:
e That the Framework Plan be amended to:
- Identify the land east of Forest Street, Colac as ‘Rural Living investigation area
and the land east of Woodrowvale Road remaining ‘Rural Living’.

7’
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7.3 South of Flaxmill Road and Marriner Street precinct

(i) What is proposed?

The exhibited Framework Plan nominates land currently in the Rural Activity Zone to be
included in the LDRZ or RLZ and there is a ‘buffer to industrial areas’ adjacent the western
edge of the precinct as it abuts existing industrial land, including the abattoir.

Figure 14 Rezone land south of the Flaxmill Road and in the Marriner Street precinct to Low Density
Residential or Rural Living

Rezone to Low Density
or Rural Living

Rezone 1o Rural Living

Source: Explanatory Report

In its Part B submission, Council referred to submission 38 and advised the Panel that whilst a
formal Council position had not been formed, officers were supportive of land to the south of
Marriner Street being included in the GRZ (Figure 15).

Figure 15 Rezone land south of Marriner Street to General Residential Zone

Source: Council’s Part B submission

(ii) The issue

The issue is:
e Whether the proposed change to the Rural Activity Zone is appropriate.
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(iii) Submissions

Council conceded that the “area is challenging to plan for”. The Rural Activity Zone has a
minimum lot size of 40 hectares and sits beyond the existing town boundary. Council
submitted that the zoning has “effectively sterilised this area from development, despite its
proximity to Colac”. It submitted that the whilst the area has inherent amenity advantages
with views over the lake, intrinsic constraints are its proximity to the abattoir and wastewater
treatment plant, which result in odour issues.

Council observed that most of the land sits within either the abattoir and wastewater
treatment plant (as coloured in green and brown dashed lines in Figure 15 above). Council
advised the Panel that it considered that the land should be located within the urban boundary
because it is an infill area “wedged between two existing parts of Colac” and it considered that
Flaxmill Road forms a logical boundary.

Having considered various options for the land, Council formed the view that the land was not
suitable to be included in the GRZ or the INZ3 because of existing residential land in Marriner
Street. It also concluded the land was not suitable for the Commercial 2 Zone because there
is insufficient land supply, which was confirmed by Amendment C86.

Council submitted that the land had been identified for both the LDRZ and the RLZ, with the
expectation that larger lots in the RLZ could be provided within the industrial buffers and that
the LDRZ could be applied to land beyond the buffer areas. Council submitted that a planning
process could determine where the zone boundary should be.

In relation to the Marriner Street precinct, Council submitted that the land is not constrained
by the industrial buffers and reticulated sewerage could be provided. Council observed that
given the land’s abuttal to a General Residential Zone, it could be characterised as an “urban
infill area”.

Ms Bright represented submitter 38 at the hearing. Ms Bright submitted that the land
coloured blue in Figure 16 also possessed attributes including an elevation position and views
across the lake for it to also be considered appropriate for inclusion in the GRZ.

Ms Bright advised the Panel that the subdivision of land currently in the GRZ occurred during
the 1980s and the planning permit was approved to develop a larger parcel that was in the
one ownership that extended across Princes Highway to Drapers Road. At that time Marriner
Street was the main thoroughfare into town, but that it ultimately became disconnected from
the town by the upgrade of Princes Highway and subsequent closure of Marriner Street into
Dalton Street and with the expansion of the abattoir.

Ms Bright advised the Panel that the land had been rezoned from Farming Zone to Rural
Activity Zone as part of Amendment C55 in 2008. In that Amendment, she submitted that the
Panel considered applying the new zone as an improvement to the Farming Zone, but noted
that it was “far from ideal”. She submitted that the Panel had recommended “a precinct plan
be prepared as a matter of high priority to guide the long term zoning use and development of
the area, including the land adjacent to Marriner Street”. She identified that the panel had
detailed a list of items that it recommended be included in precinct plan.
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Figure 16 Rezone land at 82 Marriner Street to General Residential Zone

Source: Ms Bright’s submission for 82 Marriner Street, Colac East

Ms Bright submitted that intensifying development within the area by virtue of the GRZ would
provide the impetus for community infrastructure including walking and cycling links into
town; installation of vegetation buffers to reduce noise from the highway; options of public
open space linked with stormwater treatment; and the provision of housing for abattoir staff.

In its Part C submission, Council submitted that it did not support Ms Bright’s submission that
the GRZ could extend to the north-west of Marriner Street (to 10/75 Marriner Street) because
the land fronts Flaxmill Road which is a major truck route for the abattoir. It submitted that
the Australian Lamb Company has worked extensively to mitigate impacts to their western
residential interface by relocating their major access point via Flaxmill Road. It submitted that
it did not support further residential uses on this road that could compromise access by the
abattoir. It submitted that there might be an opportunity for land at 6380 Princes Highway to
be used for residential purposes, although it observed that part of the land fell within the
industrial buffers. It sought the Panel’s guidance in relation to whether land beyond the buffer
would be suitable for residential use.

Also in its Part C submission, Council accepted the EPA’s submission that the land was not
appropriate for sensitive uses and submitted that a more suitable zone for the balance of the
precinct shown in yellow hatching in Figure 17 would allow for warehousing, storage and the
like, such as the INZ3. It submitted that this zone would require policy to discourse industrial
uses in this area because of the residential uses to the east.

Council did not agree with the EPA that a Commercial 2 Zone was preferable, and it considered
that it would potentially undermine Council’s retail strategy and intention for Commercial 2
zoned land. It submitted that other preferred options include a Special Use Zone or
Comprehensive Development Zone to tailor a control to exclude industry and prohibit
dwellings.
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Figure 17 Potential rezoning of land at 10/75 Marriner Street to Industrial 3 Zone
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Source: Council’s Part C submission

(iv) Discussion and conclusion

The Panel agrees with Council’s submission that this part of town generates particular
planning challenges. It is clear that development of dwellings in proximity to important
industrial uses represents a planning anomaly and risk, as does the land fragmentation.
Despite the proximity to the town centre, the Panel does not accept submissions that an
expansion of the General Residential Zone in this area is appropriate.

The Panel notes Council’s amended position in relation to the precinct and concludes that the
possibility that various zones could be considered demonstrates that a more thorough and
considered approach is required to better plan for this precinct.

The Panel observes Ms Bright’s summary of the panel’s recommendations in Amendment C55
in relation to this precinct and this Panel concurs. This Panel agrees that there should be a
detailed Precinct Plan prepared that would enable consideration of a range of possible uses
that will not compromise the operations of existing industry or adversely affect the amenity
of the existing residential dwellings.

The Panel for Amendment C55 observed that the purpose of the Rural Activity Zone as it
applies to Colac is:
The use of the Rural Activity Zone will allow for existing uses to be recognised and allow
minimal further development which, through subdivision in accordance with minimum
lot sizes will provide the opportunity for renewal of the medium density units and the
creation of a small number of additional lots on the land between Marriner Street and
the highway to enhance this entrance to Colac. The rezoning will also reflect that this

area contains a mix of land uses and future development must be compatible with the
surrounding Farming Zone and Industrial 1 Zone.

This Panel did not observe, nor was it identified through submissions, that the context had
altered significantly since that time or that the imperatives to ensure compatibility with
farming and industrial land had diminished.

Indeed, since Amendment C55, Amendment C86 has been adopted which consolidated the
industrial land to the east of Colac. The Amendment implemented the Economic
Development Strategy, which highlighted the importance of the industrial sector in Colac. The
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Panel notes that the buffer for the abattoir extends to the majority of the precinct. The Panel
is of the view that the criterion adopted by the Panel in Amendment C55 to inform a Precinct
Plan remains appropriate and agrees that if one is to be undertaken it should include:

e Appropriate buffers or separation of sensitive uses from the sawmill, abattoir and
waste treatment plant.

e Preferred land uses.

e The treatment of Mariner Street and its use by heavy vehicles accessing the
industrial areas.

¢ Proposals to improve accessibility between the precinct and centre of Colac.

e The treatment of the interface between the established industrial uses and the new
uses.

e The scale and quality of the built form particularly to preserve views of Lake Colac
from the Princes Highway.

e Landscaping themes, particularly adjacent to the Princes Highway and Lake Colac.
e Proposals to minimise the flow of sediments and urban runoff into Lake Colac.

e The proximity of development to the railway line.

e Appropriate access to the Princes Highway.

This Panel agrees with the Panel for Amendment C55, that this is the appropriate tool to guide
the long-term planning for the precinct.

The Panel concludes:
e That the exhibited ‘Rural Living or Low Density subject to Development Plan’ should
be deleted from the Framework Plan and that the area should be subject to a Precinct

Plan review.

(v) Recommendations

The Panel recommends:
e That the Framework Plan and Clause 21.03-2 be amended to:
- Delete the identification of the area south of Flaxmill Road and in the Marriner
Street precinct as a ‘Rural Living or Low Density subject to Development Plan’
and replace it with a ‘Precinct Plan review area’ designation
- Include the development of a Precinct Plan for the Marriner Street precinct and
area south of Flaxmill Road as a ‘Further Strategic Work’ action.

7.4 West of Drapers Road

(i) What is proposed?

The land is presently in the Farming Zone. The exhibited Framework Plan includes the land in
an area to be ‘rezoned to rural living’. It also includes a buffer to industrial uses to its western
interface with existing industrially zoned land as shown in Figure 18.
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Figure 18 Rezone to Low Density
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Source: Explanatory Report

(ii) The issue

The land is to the south of Princes Highway, north of Colac-Forest Road and east of the AKD
sawmill. The issue is:
e Whether there is strategic support for the proposed designation of land for rural
living.

The issue of industrial buffers is addressed in section 4.3 of this Report.

(iii) Submissions

Council relied on its position in relation to designating land as being suitable for low-density
living adjacent to industrially zoned land. In relation to this land Council submitted that
despite its current zoning, it is “heavily fragmented, and largely used for rural living purposes,
as well as rural industries”.

Council submitted that due to the topography of the land, off-site amenity impacts associated
with the sawmill could be mitigated. It noted that the buffer is shown as an “area as the crow
flies on a map, however the topography of the land should be considered when planning for
the area next to the sawmill”.

Council referenced the Citizens’ Jury’s recommendations in relation to the land, noting that it
considered the land to be unsuitable for residential purposes because “it is effectively
disconnected from the rest of the town due to road connections, land tenure and land use. It
would therefore prove difficult to ensure good walkability and broader urban connectivity.”

(iv) Discussion and conclusions

The Growth Plan notes that this land has a relatively fragmented land ownership with various
property sizes that are well below the 40 hectare minimum that is typical of farming areas.
Land use ranges from accommodation to rural industries. The land abuts industrial land and
is within the buffer of the sawmill.
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Despite its constraints in terms of adjacency to the industrial land, the Growth Plan notes that
the precinct is large and picturesque and that it could provide sufficient supply for rural living
development in the long term. It notes that development will need to manage its interface
with industry.

On the basis that the interface issues can be successfully managed, the Panel agrees that the
land appears suitable for its rural living designation. As identified in section 8.2 of this Report
future planning for this area could include consideration of industry buffers, the former
service station and application of the Environmental Audit Overlay (EAO).

The Panel concludes:
e That the exhibited ‘Rural Living’ designation on the Framework Plan is appropriate
with the removal of the reference to ‘subject to Development Plan’ as identified in
section 9.2 of this Report.

7.5 Long-term investigation areas

(i) What is proposed?

On the exhibited Framework Plan there are four long-term investigation areas that sit outside
the proposed urban boundary. These are shown in Figures 19 to 21 and include long-term
Rural Living to the north-east of the town, long-term Low Density to the south east and long-
term residential growth to the west and south of the town. All identified long-term
investigation areas are in the Farming Zone, other than an area of LDRZ land in Christies Road
which is identified in the Framework Plan and Clause 21.03-2 to be rezoned Farming to
“protect its long term use as general residential land.”

Figure 19 Rural Living Investigation area
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Source: Framework Plan
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Figure 20 Long-term Low Density Residential area
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Figure 21 Long-term residential growth corridor
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(ii) The issues

The issues are:
e Whether there is a need to identify long-term growth areas given the forecast period
of growth to 2050.
e Whether the designation of land at Christies Road to be rezoned to Farming is
appropriate.

(iii) Submissions

Council submitted that the exhibited Framework Plan was refined from the maps developed
by the Citizens’ Jury as it is of the view that it should not identify an oversupply of land. In
terms of the long-term residential growth areas, it is Council’s position that these should not
be considered before the adjoining land in the south-west corner of the urban boundary is
largely developed. In relation to these areas, Council submitted that the Growth Plan states:
The land could provide high amenity residential land in the future. It could also provide
an opportunity to extend the Deans Creek open space corridor further south. To
preserve this opportunity, it is recommended to rezone the land currently zoned Low
Density to Farming. The area should remain outside the urban boundary for the medium
to long term. However, it should be noted that the land could be suitable for residential

purposes in the very long term, subject to further investigation. This should only occur
after the majority of land identified in this Growth Plan has been developed.

In relation to the long-term Low Density area, the Growth Plan states:

... it is considered that the land to the east of the Belvedere Estate could provide an
opportunity for low density development in the very long term future, subject to further
investigation. It should remain outside the urban boundary. However, should be noted
as an investigation area for low density development in the long term.

In relation to the long-term Rural Living areas, the Growth Plan states:

In the long-term future, however, this area could provide a natural extension to rural
living uses as Colac grows, subject to further investigation. It should therefore be
identified as a long-term investigation area for Rural Living uses.

Council submitted that to provide certainty around the timeframe for land supply Clause 21.03
should include the following strategy as part of Objective 1:
Commence the investigation of an area identified in the Colac 2050 Framework Plan
located outside the urban boundary only when a land supply analysis can demonstrate
that most of the land identified in the same zone within the urban boundary has been
developed.
Submitter 14 submitted that the proposal to rezone the land to Rural Living should occur
within a short timeframe and not be deferred to a long-term prospect. They noted that the
land is not suitable for traditional farming and observed that land in Princes Highway, Collins
Road, Triggs Road and Drapers Road comprises approximately 17 titles held by 15 owners.

Submission 21 was lodged on behalf of the owners of land that is shown on the exhibited
Framework Plan as “rezone to Farming” and also within the “long term residential growth
corridor”. The submission notes that the family has owned the land since 1981. At the time
of purchase the land was in the Rural 4 Zone that allowed for subdivision into 0.75 hectare
lots with an average of 2 hectares. When the VPPs were introduced the land was included in
the LDRZ. The land has consistently been used for farming.
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Submission 21 notes the opportunities the land provides for redevelopment including its
topography, views of the town and lake and to the west and its proximity to the racecourse,
recreation reserve and golf club. An application for subdivision of the land into 69 lots was
lodged with and refused by Council in 2009. Also in 2009, the owner of adjoining land lodged
an application for subdivision of the land into 19 lots. Council refused the application and the
Victorian Civil and Administrative Tribunal (VCAT) upheld its decision. In reaching its decision,
VCAT found that there was no policy support for subdivision; that there was more than a 10
year supply of residential land within the area; and that the land was isolated from other
residentially zoned land.

Submitter 21 submitted that there was no need to “back zone” the land to Farming Zone as
VCAT’s decision provides a clear view as to the strategic direction for the land under the
existing policy and zoning framework. The submitter supports the designation of long-term
residential.

Council submitted that the exhibited Framework Plan clearly articulated the future intent for
the land owned by submitter 21’s client and that the Farming Zone appropriately reflects the
current and intermediate use. Acknowledging the VCAT decision, Council submitted “this does
not mean that an application for less intense development with fewer lots would not be
supported given the existing zoning. The potential for this will be further exacerbated as the
residential front encroaches over time with the development of land for residential purposes
north of Harris Road.” It also submitted “rezoning land for residential development is
complicated when land is highly fragmented. It is considered important to preserve the large
parcels to facilitate their long-term development potential.”

(iv) Discussion and conclusions

The Growth Plan describes the land to the east of Drapers Road as visually prominent from
the Highway and whilst clear from buffer areas from the industrial uses it is remote from the
urbanised areas of Colac. It also observes that there are some rural industries in Triggs Road
that should be recognised. It notes that the land is suitable to identify as a long-term
investigation area for rural living.

The Growth Plan notes that land to the east of the Belvedere Estate could provide an
opportunity to low density development in the very long-term future, subject to further
investigation. It observes that this area should be shown as an investigation area for low
density development in the long term.

The Panel does not take issue with the designation of the two proposed investigation areas,
noting that they are long-term propositions and will be informed by the ultimate take up of
land inside the urban boundary.

In terms of the long-term residential investigation areas, the Growth Plan notes that land to
the south of Harris Road, west of the race course and golf course is elevated, undulating land
with views of Lake Colac. It also forms part of the upper catchment of Deans Creek. The land
is currently partly zoned Farming and Low Density. The Growth Plan notes that whilst it is
presently remote from the residential areas of town, with the development of the land to the
north, it will at some stage be proximate to urban areas.
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The Growth Plan recommends that the land should be rezoned to Farming and that it should
remain outside the urban boundary for the medium to long term, but that it could be suitable
for residential subject to further investigation.

The Growth Plan makes similar observations in relation to the land to the west of the urban
boundary. It notes that it is partially subject to inundation; however, there is an opportunity
to extend the Deans Creek open space corridor further west. It identifies that this land could
be suitable for residential purposes in the very long term and investigation should only occur
after most of the land in the Growth Plan has been developed.

Given the remoteness of all of this land identified for investigation and the extent of land
within the proposed urban boundary that can accommodate growth, the Panel does not agree
that it is appropriate to bring forward investigations or rezoning of these precincts.

The Panel also agrees with Council’s submission that it is appropriate to rezone the land that
is currently in the LDRZ to Farming Zone. Whilst the Panel accepts that this is effectively “back
zoning” the land, it is a step that is necessary to rectify a zoning anomaly and to ensure that
the logical extension of the town occurs without potential for land fragmentation.

The Panel broadly supports the intent of Council’s proposed additional strategy relating to
investigation timing, noting that the term ‘urban boundary’ is not used for other Framework
Plans in Clause 21.03 (which use the terms ‘settlement boundary’) and the reference to ‘2050’
should be removed as it is unnecessary. The Panel notes that all proposed longer term
investigation areas are located outside the identified urban boundary. This is considered
appropriate given the likely long time frames for these areas. The proposed additional
strategy is broadly consistent with the intent of the Growth Plan however, it needs further
refinement to add clarity. The Panel does not support the use of vague terms such as “most
of the land” and considers that a more definitive term be used for the future planning of these
areas. The Panel considers that supply of around 15 years of a particular zone supply type is
an appropriate measure. The Panel accepts that Council may wish to use another benchmark.

The Panel concludes that:
e The exhibited ‘investigation designations’ and the ‘rezone to farming’ designation on
the Framework Plan and in Clause 21.03-2 are appropriate, noting terminology
recommendations identified in Chapter 9 of this Report.

(v) Recommendation

The Panel recommends:
e That Clause 21.03-2 be amended to:

- Include as an Objective 1 strategy under ‘Urban Growth, Accommodation and
Housing’, ‘Support the future planning of investigation areas outside the
settlement boundary and as identified in the Colac Framework Plan, where land
supply analysis can demonstrate that less than 15 years supply of land in the
same zone, within the urban boundary remains developed’.
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8 Other issues

8.1 Colac Bypass

(i) Submissions

Submission 27 considered that the Growth Plan should reserve land for a future bypass of
Colac.

Council submitted that Regional Roads Victoria (formerly VicRoads) as manager of the arterial
road network had been involved in the development of the Growth Plan. Council advised that
Regional Roads Victoria that the planning of a Colac bypass was not currently a priority and
that future planning of a route if required would respond to Council’s growth area planning.
Council proposed no changes to the Amendment in response to the submission.

(ii) Discussions and conclusions

The Panel considers that the principal focus of the Amendment is on accommodating future
housing growth in Colac and not in the planning of the transport network. On the basis that
the need for a bypass or its potential impacts have not been established in the Growth Plan,
it is not possible for that document or this Amendment to identify a potential route.

The Panel concludes that no changes are required in response to this submission.

8.2 Town gateways

(i) What is proposed

The exhibited Framework Plan includes a symbol ‘Enhance town gateways with built form and
landscaping’. The symbol is identified at six locations, two at the eastern and western ends of
the Princes Highway, and one at each of the southern and eastern urban boundary entries on
the Colac-Lavers Hill Road and Colac-Forest Road respectively.

(ii) Submissions

Submission 15 identified a concern that the gateway symbol was located on their Colac-Forest
Road property, potentially impacting on site development. Council’s submission identified
that the symbols were derived from the existing Colac Framework Plan and should be aligned
to the arterial road. Council identified that the post exhibition version of the Framework Plan
and the Panel version of ‘Map 2 Proposed Open Space’ adjusted the gateway symbol closer to
the alignment of Colac-Forest Road.

Council’s submission invited comment from the Panel regarding the merits of an alternative
Council motion (which was not carried) that sought to include specific direction relating to the
derelict service station sites at the eastern and western ends of the Princes Highway within
the urban boundary. The alternative motion proposed:
e moving the urban boundary westwards along the Princes Highway to Lake
Corangamite Road to accommodate a caravan park and disused service station (land
currently within a Rural Zone and Rural Activity Zone)
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e identifying the land on the Princes Highway west of Drapers Road as an area for
future non-core commercial and retail uses.

Council submitted that the Growth Plan identified the eastern disused service station as being
in a prominent location and part of an important but untidy entrance. Council submitted that
the Growth Plan identifies an opportunity for the appearance of the site and contamination
issues to be considered as part of a rezoning. The Growth Plan and Framework Plan identify
the site as part of a future Rural Living area.

The EPA submission identified that the Growth Plan proposed to investigate the application
of an EAO over the former service station west of Drapers Road, noting that such sites have
high potential for contamination.

(iii) Discussions and conclusions

The Panel considers that all the gateway symbols should align as close as possible to the
arterial road alignments to which they relate. It concludes that the Framework Map 2 should
be amended accordingly. This is discussed in more detail in section 9.2 of this Report.

The Panel considers that the former service stations on the eastern and western Princes
Highway gateways to Colac are visually prominent and compromise the sense of entry to
Colac. Consequently, there is some value in developing appropriate strategic directions for
these sites, whether that be by providing for an alternative use or incorporating them into the
urban boundary or applying a different zone.

The service station site west of Drapers Road is within an area designated for future Rural
Living which would provide for a future planning exercise that considers the role of the site.
This would include an examination of the application of EAO to the site, particularly if sensitive
uses are contemplated. The Panel considers there is no strategic support in the Growth Plan
to encourage commercial uses on this site. Accordingly, the Panel considers that to do so
would represent a potential transformation of the Amendment.

The identified Princes Highway sites east of Lake Corangamite Road comprise isolated
commercial activity (caravan park and disused service station) and a dwelling located over 600
metres from other commercial activities further east along Princes Highway. Inclusion of
these sites within the urban boundary at this time without considering the broader landscape
or entry objectives for the town or whether the prospect of further extending the Commercial
2 Zone strip along the Princes Highway, is not appropriate. Without the Growth Plan
identifying a strategic basis for inclusion of the sites such a change would be premature. In
the interim, the current Rural Activity Zone provides for some tourism related use and its
inclusion in the urban boundary for this purpose is not necessary.

The Panel concludes that at this point in time there is no strategic basis to support changes to
the Framework Plan relating to the former Princes Highway Service station sites.

However, should Council wish to further explore the role and future use of the former service
station sites this would be best identified as a ‘Further strategic work’ action. The Panel makes
no recommendations in this regard but would not oppose its identification as “Further
strategic work” if Council chose to explore such a change.
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8.3 Infrastructure

(i) What is proposed

Proposed Clause 21.02-3 introduces Objective 2 under the heading ‘Infrastructure’. Objective
2 provides seeks:
To ensure physical and community infrastructure is adequately provided to service
population growth and meet the needs of the local and surrounding population to
promote well-being.
Strategies for achieving this objective include infrastructure funding mechanisms including
requiring shared infrastructure plans.

(ii) Submissions

Submission 29 identified sewerage infrastructure as a major constraint to growth and
questioned why Barwon Water had not extended the reticulated sewer network to support
growth in Colac West as identified in the Colac Structure Plan. It also questioned how the
Amendment will trigger any change. The submission identified the costs of development in
Colac relative to sales prices and the impact costs of finding effective engineering solutions to
drainage constraints. The submission supported the need to introduce shared infrastructure
plans, including to DPO2 areas, to unlock development potential.

Submission 1 raised a number of concerns about the high servicing costs of development in
areas subject to inundation and the timing and responsibility in delivering those works.

In relation to reticulated sewerage and water provision, Council submitted that it had worked
closely with Barwon Water in developing the Growth Plan. Council indicated that Barwon
Water had advised that they had systems in place to support the rollout of required water and
sewerage infrastructure to support identified growth, through joint funding or developer
funded contributions at development stage. Barwon Water’s submission supported the
Amendment and identified that sewerage and water could be provided to respond to the
Growth Plan directions.

In relation to drainage, Council submitted that details of drainage works and future
construction were matters for more detailed planning processes and not for this Amendment
to determine. It relied on the findings of the Stormwater Strategy and Colac Community
Infrastructure Plan to establish Growth Plan infrastructure directions. Council submitted that
the Stormwater Strategy established the feasibility of managing shallow inundation through
engineering works and further detailed assessment. It submitted that the Stormwater
Strategy would inform future shared infrastructure plans or Infrastructure Contribution Plans,
with any Council contribution to be explored.

(iii) Discussions and conclusion

The Panel agrees with Council that it is not the role of the Growth Plan or the Amendment to
resolve more detailed infrastructure provision challenges. Barwon Water has advised that it
is able to deliver the infrastructure necessary to support the growth directions articulated in
the Growth Plan. There was no evidence put to the Panel or in submissions that identified
that the findings or recommendations of the Stormwater Strategy could not be achieved or
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presented a significant future risk. It is the next level of detailed planning which will
appropriately determine how the growth areas can be developed to manage any site
constraints.

Council has identified the development of shared infrastructure plans as a section 173
Agreement requirement at rezoning stage (including application of the DPO) as a method of
managing future infrastructure provision.

While the Panel notes that the preparation of Development Contributions Plans or
Infrastructure Contributions Plans may also be appropriate, the shared infrastructure plan
approach seems to be preferred by Council based on historically slow growth rates.
Regardless of the methodology adopted, Council will have a key role to play in supporting or
facilitating as appropriate, the development of these plans particularly where growth areas
have fragmented ownership and to ensure an affordable and equitable funding regime that
does not hinder the achievement of Council’s strategic housing priorities. To this end, the
Panel notes that Council flagged the preparation of Outline Development Plans for the two
Creek growth areas corridors over the next two years to guide the use of DPOs, zones and
infrastructure contributions. This approach is strongly supported by the Panel.

The Panel concludes that no changes are required to the Amendment (including to the
proposed reference documents) to address the identified infrastructure issues.

8.4 Environment

(i) Submission

The submission from DELWP (Submission 10) proposed that the Amendment adopt a number
of environmental measures including vegetated waterway buffers, use of native vegetation in
riparian zones, use of sediment basins and wetlands for stormwater management and water
quality, further flora and fauna assessments and inclusion of recommendations from VC154.

Council submitted that it had not proposed any change to the Amendment to address the
DELWP submission to avoid duplication of strategies already contained in the PPF and MSS.

(ii) Discussion and conclusion

The Panel supports the position of Council in ensuring that the duplication of planning policy
is minimised. This is one of the key objectives of VC148 and the transition of planning schemes
to the PPF format.

8.5 Creek corridors

(i) What is proposed

The Growth Plan and Framework Plan provides for two growth areas along the Deans Creek
and Barongarook Creek corridors. A key feature of these corridors is to establish a ‘Botanic
Link” with Lake Colac through open space, drainage and waterway treatments. Proposed
Clause 21.03-2 supports new paths and open spaces being provided as part of the
development of the Creek corridors.
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(ii) Submissions

Submission 8 raised issues associated with the designation of floodway and inundation
mapping and open space corridor designation along the Deans Creek corridor over 130-154
Sinclair Street (which is the subject of a subdivision permit application) and land west of Cants
Road, Colac. The submission sought removal of the open space corridor designation on the
Framework Plan and to identify that the Stormwater Strategy flooding and mapping extent
are indicative only.

In response to submission 8, Council indicated that the open space link network was an
important element of the Growth Plan and that the designation was only indicative and its
form was not prescribed. Council did not support the removal of the designation on this site
as it would remove the opportunity to connect two sections of the corridor. Council submitted
that the areas of inundation and flooding reflect existing conditions and were based on 2015
DELWP flood mapping and identified in Colac Otway Planning Scheme Amendment C90
(currently at submissions consideration stage). It submitted that with the mitigation measures
identified in the Stormwater Strategy, areas subject to shallow levels of inundation could be
developed. Council in its post-exhibition version of the Framework Plan proposed to include
the following Note:

Note: The extent of inundation shown on the Framework Plan reflects the extent of

existing conditions, and may be subject to further refinement as part of future planning

processes which consider stormwater measures.
Submission 25 identified opportunities for low lying parts of land west of Rifle Butts Road
adjacent to Deans Creek to be used as a waterway or Lake and to protect areas of cultural
heritage significance. Council submitted that there are several registered Aboriginal sites in
this location. Council supported the sentiments of this submission and have proposed a
change to the exhibited Growth Plan to include reference to investigate the “potential for a
focal point with constructed wetland and Aboriginal focus” and following consultation with
the Aboriginal community. Council identified that for cultural sensitivity reasons, the site
response should be determined by subsequent planning processes which would include a
Cultural Heritage Management Plan rather than a Framework Plan designation.

(iii) Discussions and conclusions

The Panel considers that the proposed open space corridors are an important element of the
Growth Plan and a key opportunity to be achieved through future development. It supports
the designation of the open space corridor designation on the Framework Plan (or proposed
Framework Plan Map 2). The Panel makes further comment about related mapping and policy
wording in Chapter 9.

Framework Plans at the municipal or town level provide a high-level visual depiction of the
directions identified in the supporting policy framework, usually with the introductory words
“consistent with” or “generally in accordance with” the particular framework plan. They
cannot always be read at the individual lot level. This is the case for the proposed Framework
Plan which includes an indicative open space corridor along with the current mapped flooding
and inundation extent. The next level of detailed planning, whether that be part of a Council-
led Outline Development Plan or a developer-led DPO for a particular growth area, will need
to be supported by more detailed analysis to determine the appropriate open space pathway
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and waterway treatment to provide for connections and mitigate existing flooding and
inundation conditions. It is not unusual for drainage mitigation works when completed in
growth areas to be followed by an amendment to reduce the extent of flooding or inundation
mapping based on the new ‘as built” conditions.

While the Panel does not disagree with Council’s proposal to include a notation regarding
flooding and inundation mapping on the amended Framework Plan (Map 2), it does not
consider it necessary. The proposed Framework Plan (Map 2) identifies areas “subject to
flooding and inundation” (Panel’s emphasis). This designation has not changed the land use
designation on the Framework Plan (proposed Map 1), rather it is a pointer to a constraint
that needs to be managed. It is reasonable to conclude that growth is supported accordingly
where flooding and inundation can be appropriately managed. The Framework Plan does not
need a note to identify this.

If Amendment C90 progresses and changes the extent of mapping identified in this
Amendment, Council should consider updating the relevant Framework Plan Map at that time.
The Panel notes however, that the introductory wording to the Framework Plan Maps could
be improved to provide greater clarity and this is discussed further in section 9.2 of this Report.

The Panel supports the Council’s response to submission 25. The Panel considers that the
proposed objectives and strategies of Clause 21.03-2 provide sufficient direction regarding the
protection and management of areas of environmental and cultural heritage significance
without further addition. The Panel considers that there are adequate tools in place to ensure
that development of the Deans Creek corridor identifies and appropriately responds to areas
of environmental and cultural heritage significance including detailed assessments and
preparation of a Cultural Heritage Management Plan. While not a recommendation, the Panel
supports Council’s proposed amendments to the Growth Plan regarding the investigation of
the potential for a focal point with constructed wetland and Aboriginal focus in the Rifle Butts
Road area of Deans Creek.

8.6 Public notice

(i) Submission

Submission 18 raised concerns with notice of the Amendment being addressed to the
owner/occupier rather than being individually addressed.

Council advised that it had notified over 12,000 residents of the Amendment by mail using the
owner/occupier address type and that this exceeded the statutory requirements of the Act.
(ii) Conclusion

The Panel concludes that an appropriate level of notification had been undertaken for an
amendment of this town-wide scale in a manner consistent with the requirements of the Act.
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9 Form and content of the Amendment

The Panel was invited by Council to provide comments and recommendations regarding its
proposed post-exhibition changes and on the form and content of the Amendment. This
opportunity was explored in part through a ‘without prejudice’ session with Council that was
open to other parties, following the conclusion of Day 2 of the Hearing. This Chapter focuses
on opportunities for Council to make further changes to the Amendment which enhance its
legibility without changing the exhibited directions, objectives or strategies. The
recommendations are based on the post-exhibition Panel version of the Amendment and the
two Framework Plan Maps (Maps 1 and 2 included in Council’s Part A submission).

The time permitted the Panel to complete its report has not allowed a major rewrite of Clause
21.03-2. The Panel acknowledges that Council’s response to recommended changes will be
influenced by the current PPF migration and further discussions with DELWP in the next phase
of the Amendment. These recommendations are therefore not comprehensive but ‘pointers’
to Council to enhance the Amendment’s intent. They should be read in context with other
recommendations included in this Report related to managing industry buffers and housing
directions in Chapters 4, 5, 6 and 7. Council is strongly encouraged to refer to the following
documents when reviewing the final version of the Amendment for adoption:
e the Ministerial Direction on The Form and Content of Planning Schemes, which
includes a requirement to draft in plain English
e Planning Practice Note 8: Writing a Local Planning Policy, June 2015 which explains
the ways in which a Local Planning Policy can give guidance on how a responsible
authority will exercise discretion or what its expectations are
e Using Victoria's planning system, Chapter 9 — Plain English, which provides specific
guidance on drafting for planning schemes as well as more general plain English
advice
e A Practitioner’s Guide to Victorian Planning Schemes, Version 1.1, October 2018.

The Panel notes that Council may wish to translate any recommended mapping changes
introduced into the Framework Plans or recommended policy changes into the Growth Plan.
The Panel considers that the recommended changes in this chapter of the Report do not
change the directions of the Growth Plan and an exact language terminology or mapping
relationship between the two documents is not necessary, particularly as the Growth Plan is
only proposed to be a Reference or Background document.

9.1 Policy

The exhibition and post-exhibition versions of the Clause 21.03-2 contain elements that are
unclear, use inconsistent or inappropriate terminology. The following changes are
recommended by the Panel:
e remove unnecessary strategy heading capitalisation. The Panel notes that while the
MSS has adopted a style of capitalising each word of each strategy, it is not the
correct style (for example as applied in the PPF)
e where the word ‘facilitate’ is used it should identify how this will be done,
alternatively use words such as ‘support’ instead
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e avoid using the word ‘discourage’ for strategies unless necessary. For example,
replace ‘Discourage the development of an out of town neighbourhood centre
unless...” with ‘Support additional neighbourhood activity centres where ...”. The Panel
assumes these centres are those identified in the Framework Plan (Map 1). If so,
similar descriptive terminology should be used. A reference to those sites ‘as
identified in the Framework Plan’ could also be used in the strategy wording. Council
should check that the strategy is consistent with the wording of the strategy to
‘Designate in Elliminyt and Colac West for a future commercial node’ to avoid
confusion or inconsistency

e replace the words ‘require’ from strategies, with more appropriate words that do not
imply a mandatory provision

e use defined words where possible. ‘Apartment’ is not a defined term and should be
replaced by a phrase such as ‘higher density housing’

e break up long sentences. For example, the third ‘Further strategic work’ item and the
third strategy under ‘Urban Growth, Accommodation and Housing’ are lengthy and
multi-faceted. Consider breaking them up with dot points or full stops. In the last
example replace the words ‘only in accordance’ with ‘consistent’ or ‘identified in’

e replace phrases that are unclear such as ‘space between buildings’ (strategy four,
Objective 2, ‘Urban Growth, accommodation and Housing’) with clearer language
such as ‘separation between buildings’. Replace ‘new population’ (‘Further strategic
work’ action four under ‘Urban Growth, Accommodation and Housing’ with
‘population growth’

e link strategies to the policy ‘Overview’ where appropriate. For example, the second
strategy under Objective 1 ‘Economic Development and Employment’ encourages
industries based on the region’s strengths but these are not identified anywhere in
Clause 21

e ensure consistency in the use of business names. For example, the Australian Lamb
Company is also referred to as ‘ALC” and Bulla Dairy is also referred to as ‘Bulla’ (full
name is Bulla Dairy Foods). Generally, aligning strategies to specific businesses is not
encouraged. While the policy context appropriately identifies the strategic
importance of the AKD (full name is AKD Softwoods), Australian Lamb Company and
Bulla Dairy manufacturing businesses, a change in business name or operation could
change the intent of the related strategies. An alternative is to refer to these
operations at the strategy level as the ‘abattoir located at ..." or ‘sawmill located at

e delete the acronym’s such as ‘CPTED’ if they are not repeated

e consistent use of growth names, for example the names of growth areas. Policy
references to the ‘Deans Creek Growth Area’ in some cases do not use the word ‘Area’
or replace it with the word ‘corridor’. To be consistent the same reference should be
used (ideally Deans Creek Growth Area) continuously and supplemented by words
such as ‘corridor’ where necessary. Generally, references to the strategies for Deans
Creek Growth Area should include reference to the Barongarook Creek Growth Area
where appropriate. The Panel notes that the neither of the growth areas are
identified specifically in the related Framework Plan Map. This should be corrected
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so that consistent terminology is used. Consistent mapping treatments will help with
this

e reword strategies which cannot be achieved. For example, Objective 3 under
‘Economic Development and Employment’ should not seek to ‘protect’ the ‘ongoing
viability’ of businesses. Consider using alternative words such as ‘...to support their
operations by ...’

e the further strategic work reference relating to the precinct adjacent to the station,
the Colac Otway Performing Arts and Cultural Centre and Colac Area Health does not
use the same terminology as the Framework Plan (‘Civic, Rail and Health Precinct’).
This should be corrected, and consistent terminology used. Remove the word ‘other’
as it is not necessary

e align the reference to the ‘Botanic Link Pathway’ to the Framework Plan Map which
does not use this term

e apply a ‘plain English’ approach to strategies and objectives. For example, the
strategy ‘Provide for a minimum additional 8 hectare reserve in the Deans Creek
corridor...” could be written as ‘Provide for an open space sports reserve of at least 8
hectares in the Deans Creek Growth Area’. This removes the need to refer to the
term ‘lower profile sports’, the meaning of which is unclear, and which is considered
unnecessary given Council will determine its usage at the appropriate time

e repositioning strategies that are better located elsewhere in the policy. For example,
the strategy to apply site specific controls to key industries is considered better
identified as ‘Further strategic work’. Council is encouraged to review all proposed
strategies to determine if some better belong under ‘Future strategic work’ if they
are unlikely to inform decision making on permit applications or Amendments

e providing suitable strategy links to the Framework Plan. The Panel also notes that
only one strategy (under Objective 1, ‘Urban Growth, Accommodation and Housing’)
references the Colac Framework Plan and ensures that development is consistent
with it. The Panel recommends that Council consider further changes to refer to the
Colac Framework Plan (comprising Maps 1 and 2) and include references to the
Framework Plan where other strategies include directions identified in it (for example
‘Economic development and Employment’ in relation to buffers and ‘Infrastructure’
in relation to pathways and open space corridors).

The Panel supports the exhibited changes to Clauses 21.01, 21.02 and 21.03-1, 21.06 and
21.07.

9.2 Mapping

The Panel supports the separation of the exhibited Framework Plan into two separate maps.
It considers this assists in making the strategic directions clearer and distinguishes the key land
use directions relating to housing and industry from the landscaping, open space and
environmental directions.

The post-exhibition version of the Framework Plan provided by Council and the Panel versions
of the Framework Plan maps identified several changes:
e shifting the gateway symbol (discussed in Chapter 8)
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e changing the graphics for ‘Rezoning to Farming to...” to identify that the site was part
of the southern long term growth corridor, in response to Submission 21

e inclusion of a Note relating to inundation extent, in response to Submission 8
(discussed in Chapter 8).

(i) Mapping content

The purpose of framework plans is to identify key directions of strategy. To this end the Panel
found the level of information trying to be conveyed in the maps and the mapping
designations difficult to interpret. Council is encouraged to consider what the key directions
of the Growth Plan are and how it informs future decision making and limit the mapping to
those elements. The Panel considers these are principally the directions associated with
industry and short to medium and longer term residential growth areas.

The Panel considers that there are further mapping elements that should be changed to better
link to the policy directions and to further simplify content. The Panel’s recommendations
include responses to Council’s proposed post-exhibition changes where not addressed
specifically elsewhere in this Report.

Framework Plan Map 1

The following changes to Framework Plan Map 1 are recommended by the Panel:

e correct Framework Plan and Map heading. The Panel notes that the exhibited and
post-exhibition version of the Amendment includes a ‘Colac Framework Plan’ heading
followed by the Framework Plan Map which also has the title ‘Colac 2050 Framework
Plan’. This second heading is unnecessary and should be removed so both the Map
and policy utilise the words ‘Colac Framework Plan’ followed by the words Map 1
(Map name)

e ensure that all Map legend and annotations have a policy link and use consistent
terminology

e remove annotations that repeat the content of the legend

e consider using a simpler graphic representation of short to medium and longer term
growth areas so that these areas are can be more readily distinguished from existing
residential areas, more easily read and reproducible. This could include designating
growth areas with a solid line and identification number (and short legend
description) as mapped in the Growth Plan and Citizens Jury process and as described
in in this Report. This mapping approach would also allow differentiation between
short, medium and longer term growth areas and investigation areas

e include an annotation for the Melbourne — Warrnambool Railway Line (and remove
its identification from the legend)

e remove the buffer to industrial areas symbol as this duplicates the existing buffers to
the sawmill, water treatment plant and abattoir

e remove heritage precincts — these are understood to be in place and in part repeated
in the Colac CBD Framework Map

e remove the ‘Potential for infill Housing in Civic, Rail and Health Precinct’ designation
(including legend reference) and rely on a policy description or use a different
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mapping technique to identify it so it does not cover up other Plan content.
Alternatively, this precinct could be shown on the existing Colac CBD Framework Plan
e consider using a single wider graduated line that encapsulates the three buffers into
a single strategic buffer area
e legend content:

- use consistent ‘boundary’ language. The Panel notes that the term ‘Urban
boundary’ is used for the Framework Plan, while other Framework Plans in Clause
21.03 use ‘Settlement Boundary’. A consistent term should be used for all
Framework Plans.

- change Arterial Road symbol to a line format rather than box format

- simply the identification of the abattoir by deleting the words ‘Special Use’

- more clearly distinguish the site to be rezoned to Farming Zone as it is not clearly
visible from the longer-term residential directions. Using the more simplified
mapping technique identified above for residential growth areas will assist here

- remove the words ‘Subject to Development Plan’ against the Residential, Low
Density and Rural Living rezoning references (the Panel notes that Council’s Part B
submission identified this as a further proposed change)

- correct the spelling of Rural Living

- remove the word ‘Future’ from Investigation Area references. The Panel notes
that Council’s Part B submission identified this as a further proposed change

e change ‘Future Low Density Investigation Residential’ to ‘Low Density Residential

Investigation Area’

e simplify ‘Opportunity to master plan area near west end of Moore Street’ to read

‘Future masterplan area’ as the mapping already identifies the area’s location

e remove the words ‘Subject to Investigation’ relating to ‘Potential Local or

Neighbourhood Commercial Centre’ as the word ‘potential’ infers this and the policy

also identifies it as further work. The legend symbol should use a circular rather than

rectangular form to match the map
e remove unnecessary capitalisation of words.

Framework Plan Map 2

The following changes to Framework Plan Map 2 are recommended by the Panel:

e use an alternative Framework Plan Map title. Framework Plan Map 2 should be
renamed ‘Colac Framework Plan — Map 2 Environment and landscape’ or similar as it
identifies more than just proposed open space by identifying gateways, views,
flooding and inundation information and linkage opportunities

e ensure that all map directions and terminology have a policy link

e include annotations that identify Deans Creek and Barongarook Creek

® remove unnecessary notations

e align gateway symbols with the centre of identified arterial roads

e Council advised that the mapping of view lines was based on the existing Colac
Framework Plan however, the Panel notes that the western view lines of that plan
have not been transferred to the new Framework Plan. Council suggested that this
may have been an error. An opportunity exists to correct this omission
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e legend:

- simplify town gateways reference by removing the words ‘with built form and
landscaping’

- enhance legibility of from the ‘Enhance town gateways’ legend and designation
on the map

- align legend for protecting views with that shown on the map and with the
wording of Objective 2 ‘Cultural, Heritage, Sustainability and Environment’

- align language relating to ‘Links’ used in the legend and ‘pathway’ terminology
used in the policy

- remove unnecessary capitalisation of words.

9.3 Reference documents

The Panel supports the inclusion of the Growth Plan and Stormwater Strategy as reference or
background documents. The Panel does not make any recommendations regarding the
content of those documents.

94 Recommendations

The Panel recommends:

e Redraft Clause 21.03-2 applying a consistent set of drafting principles based on
Planning Practice Notes and plain English guidance and the Panel’s
recommendations in section 9.1 of this Report.

e Split the Framework Plan content into two Framework Plan Maps as generally
identified in Council’s Part A Submission Panel version maps and amended to
include the Panel's mapping recommendations in section 9.2 of this Report.
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Appendix A Submitters to the Amendment

No. Submitter No. Submitter

1 J Rudd 21 E and D Sgro

2 J Evans 22 B and M Stahl

3 J and G Clifford 23 Environment Protection Authority
4 H Paatsch 24 D and G McKenzie

5 T Roache 25 J Madden

6 H Bush 26 K Anderson

7 Barwon Water 27 K Hooke

8 Ablut Pty Ltd 28 D Henry

9 T and M Rodger 29 Bakerland

10 Department of Environment, Land, 30 B and R Scanlan and family

Water and Planning

11 D Anderson 31 L Barrett

12 Whey Solutions 32 Jand B Wallace
13 J Curtis 33 Jand E Calder
14 D Wade 34 R Morrow

15 R Paatsch 35 AusNet Services
16 Rooney Partnership 36 T and L Fletcher
17 L Hawkett 37 N and S Weedon
18 D and W Walsh 38 R Grimmer

19 B Newcombe and R Mitchell 39 R and M Krall

20 L and D Walker
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Appendix B Parties to the Panel Hearing

Colac Otway Shire Council Suzanne Barker

EPA Victoria Carolyn Francis and Hayley Thompson

Jand E Calder Katy Bright of Rod Bright and Associates

R Grimmer Katy Bright of Rod Bright and Associates

Whey Solutions Pty Ltd Jane Stanley

L Barrett Leigh Barrett

Scanlan Family Shaun Scanlan

J Evans John Evans

J Curtis Judith Curtis

R and M Krall Mary Krall

N and S Weedon Unable to attend — written submission provided
T and L Fletcher Unable to attend — written submission provided
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Appendix C Document list

No. Date Description Provided by
Prehearing documents
1 12/5/2019  Written submission from T and L Fletcher Mr Fletcher
2 17/5/2019  Late submission from R Grimmer Mr Grimmer
3 20/5/2019  Council Part A submission Council
4 22/5/2019 Late submission from R and M Krall Council
5 22/5/2019  Written submission from N and S Weedon Ms Prentice
Hearing documents
6 27/5/2019  Bundle of maps, including location of submitters, Framework  Council

Plan, aerial photograph, zoning and overlay maps

7 27/5/2019  Council Part B submission Council
8 27/5/2019  Submission EPA
9 27/5/2019  Submission on behalf of Mr and Ms Calder Ms Bright
10 27/5/2019  Submission on behalf of R Grimmer, M Williamson and G Kerr ~ Ms Bright
11  28/5/2019  Submission and attachments Mr Barrett
12 28/5/2019  Submission Mr Scanlan
13  28/5/2019  Submission Ms Curtis
14  28/5/2019 Council Part C submission Council
15  1/7/2019 Additional mapping showing housing development stages and  Council

summary post-hearing workshop discussion mapping
elements
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Colac Framework Plan - Map 1 Land Use (for adoption) Attachment 10.1.2
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Amendment C97 — Colac 2050 Growth Plan

Panel Recommendations with Officer Response Table

The following table identifies the recommendations made by the Panel in their report, and includes
an officer response in relation the specific recommendation.

Table 1 Panel Recommendations and officer response

Recommendation
No

Officer Response

Officer Response

1

Redraft Clause 21.03-2 applying a consistent
set of drafting principles based on Planning
Practice Notes and plain English guidance and
the Panel’s recommendations in section 9.1
of this Report.

See Table 2

Amend Clause 21.03-2 to:

2a

Include under Objective 1 ‘Urban Growth,
Accommodation and Housing’, an additional
strategy: ‘Protect the amenity of sensitive
uses by avoiding their location within
recommended separation distances for
industrial activities’.

Agreed.

2b

Re-order the third strategy under Objective 1
‘Urban Growth, Accommodation and Housing’
as the fourth strategy and reword it to read:
‘Support the rezoning of land to
accommodate new housing areas where
identified in the Colac Framework Plan and
supported by a Development Plan Overlay. A
Development Plan Overlay should identify the
requirements for the orderly staging and
development of the land including
coordination of infrastructure, a shared
infrastructure plan and the management of
interface areas, including industry interfaces
and buffers’.

Agreed.

2C

Include as an Objective 1 strategy under
‘Urban Growth, Accommodation and
Housing’, ‘Support the future planning of
investigation areas outside the settlement
boundary and as identified in the Colac
Framework Plan, where land supply analysis
can demonstrate that less than 15 years
supply of land in the same zone, within the
settlement boundary remains developed’.

Agreed.

2d

Rephrase the second strategy under Objective
3 ‘Economic Development and Employment’
to read: ‘Provide appropriate industrial area
interface treatments within Colac’s new
urban areas to ensure the operations of
existing industries are not compromised’.

Agreed.
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2e

Insert under the heading of ‘Further Strategic
Work’, ‘Urban Growth, Accommodation and
Housing’, two additional actions:

2e first dot point

‘Review the extent of the Development Plan
Overlay Schedule 2 for the area north of the
Pound Road and west of Main Street to refine
the mapped boundary to exclude small lots
which have been developed, where
appropriate.’

Agreed.

2e second dot
point

The development of a Precinct Plan for the
Marriner Street precinct and area south of
Flaxmill Road’.

Agreed.

3

Amend the Framework Plan mapping to:

3a

Split the Framework Plan content into two
Framework Plan Maps as generally identified
in Council’s Part A Submission Panel version
Maps and amended to include the Panel's
mapping recommendations in section 9.2 of
this Report.

Agreed.

3b

Amend the designation of the Rossmoyne
Road industrial area to ‘Rezone to Industrial
3.

Agreed.

3c

Replace ‘Buffer to Industrial Uses to be
protected by Development Plan Overlay’ with
‘Manage industry interface and buffers’
designation.

Agreed.

3d

Replace the separate buffers for the water
treatment plant, abattoir and sawmill with a
single ‘Significant industry and infrastructure
buffer area’.

Agreed.

3e

Identify the Rossmoyne Road residential
investigation area as a ‘Medium term
residential/low density investigation area’.

Agreed.

3f

Identify the land west of Rifle Butts Road as a
‘Medium term residential/low density
investigation area’.

Agree.

3g

Identify the Deans Creek Growth Area
Corridor (south of Princes Highway to Pound
Road) as a ‘Residential investigation area’.

Disagree. Recommend the
Deans Creek Growth Area
Corridor (south of Princes
Highway to Pound Road)
should be identified as ‘Rezone
to residential in the short to
medium term’. Include
additional words in relation to
managing bushfire risk where
appropriate.

Insert under the heading
‘Further Strategic Work’
‘Urban Growth,
Accommodation and Housing’,
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one additional action: ‘to
review the extent of the
mapped area of the BMO in
Colac west’.

3h Identify the Deans Creek Growth Area Agree.
Corridor (south of Pound Road) as ‘Rezone to
residential’.

3i Identify the Elliminyt Growth Area (west of Agree.
the Wyuna Estate) as ‘Rezone to residential in
the short to medium term’.

3j Identify the Colac-Lavers Hill Road, Friends Agree.
Road/Florence Road and Forest Street South
as ‘Rezone to Rural Living or Low Density’.

3k Identify the land east of Forest Street, Colac Disagree. Recommend the land
as ‘Rural Living investigation area’ and the east of Forest Street and the
land east of Woodrowvale Road remaining land east of Woodrowvale
‘Rural Living'. Road as ‘Rezone to Rural Living

or Low Density’.
3l Delete the identification of the area south of | Agree

Flaxmill Road and in the Marriner Street
precinct as a ‘Rural Living or Low Density
subject to Development Plan’ and replace it
with a ‘Precinct Plan review area’ designation.

Recommendation 1 referred to the Panel’s recommendations in section 9.1 of their Report. These
recommendations are as follows:

Table 2 Panel Recommendations in Section 9.1 of their Report and Officer Response

Framework Plan
Map 1

Correct Framework Plan and Map heading.
The Panel notes that the exhibited and post-
exhibition version of the Amendment includes
a ‘Colac Framework Plan’ heading followed by
the Framework Plan Map which also has the
title ‘Colac 2050 Framework Plan’. This
second heading is unnecessary and should be
removed so both the Map and policy utilise
the words ‘Colac Framework Plan’ followed
by the words Map 1 (Map name).

Agreed.

Framework Plan
Map 1

Ensure that all Map legend and annotations
have a policy link and use consistent
terminology.

Agreed.

Framework Plan
Map 1

Remove annotations that repeat the content
of the legend.

Agreed.

Framework Plan
Map 1

Consider using a simpler graphic
representation of short to medium and longer
term growth areas so that these areas are can
be more readily distinguished from existing
residential areas, more easily read and
reproducible. This could include designating
growth areas with a solid line and

Agreed.
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identification number (and short legend
description) as mapped in the Growth Plan
and Citizens Jury process and as described in
in this Report. This mapping approach would
also allow differentiation between short,
medium and longer term growth areas and
investigation areas.

Framework Plan
Map 1

Include an annotation for the Melbourne —
Warrnambool Railway Line (and remove its
identification from the legend)

Agreed.

Framework Plan
Map 1

Remove the buffer to industrial areas symbol
as this duplicates the existing buffers to the
sawmill, water treatment plant and abattoir

Disagree. Maintain as
exhibited

Framework Plan
Map 1

Remove heritage precincts — these are
understood to be in place and in part
repeated in the Colac CBD Framework Map.

Agreed.

Framework Plan
Map 1

Remove the ‘Potential for infill Housing in
Civic, Rail and Health Precinct’ designation
(including legend reference) and rely on a
policy description or use a different mapping
technique to identify it so it does not cover up
other Plan content. Alternatively, this precinct
could be shown on the existing Colac CBD
Framework Plan.

Agreed.

Framework Plan
Map 1

Consider using a single wider graduated line
that encapsulates the three buffers into a
single strategic buffer area.

Agreed.

Framework Plan
Map 1 Legend
Content

Use consistent ‘boundary’ language. The
Panel notes that the term ‘Urban boundary’ is
used for the Framework Plan, while other
Framework Plans in Clause 21.03 use
‘Settlement Boundary’. A consistent term
should be used for all Framework Plans.

Agreed. Explore opportunity to
amend boundary term for
other towns to align with
‘urban boundary’ as part of the
translation to new Planning
Policy Framework

Framework Plan | Change Arterial Road symbol to a line format | Agreed.
Map 1 Legend rather than box format.
Content
Framework Plan | Simplify the identification of the abattoir by Agreed.
Map 1 Legend deleting the words ‘Special Use’.
Content
Framework Plan | More clearly distinguish the site to be Agreed.
Map 1 Legend rezoned to Farming Zone as it is not clearly
Content visible from the longer-term residential
directions. Using the more simplified mapping
technique identified above for residential
growth areas will assist here.
Framework Plan Remove the words ‘Subject to Development Agreed.
Map 1 Legend Plan’ against the Residential, Low Density and
Content Rural Living rezoning references (the Panel
notes that Council’s Part B submission
identified this as a further proposed change).
Framework Plan | Correct the spelling of Rural Living. Agreed.
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Map 1 Legend
Content

Framework Plan Remove the word ‘Future’ from Investigation | Agreed.
Map 1 Legend Area references. The Panel notes that
Content Council’s Part B submission identified this as a
further proposed change.
Framework Plan | Change ‘Future Low Density Investigation Agreed.
Map 1 Residential’ to ‘Low Density Residential
Investigation Area’.
Framework Plan | Simplify ‘Opportunity to master plan area Agreed.
Map 1 near west end of Moore Street’ to read
‘Future masterplan area’ as the mapping
already identifies the area’s location.
Framework Plan | Remove the words ‘Subject to Investigation’ Agreed.
Map 1 relating to ‘Potential Local or Neighbourhood
Commercial Centre’ as the word ‘potential’
infers this and the policy also identifies it as
further work. The legend symbol should use a
circular rather than rectangular form to
match the map.
Framework Plan | Remove unnecessary capitalisation of words. | Agreed.
Map 1
Framework Plan | Use an alternative Framework Plan Map title. | Agreed.

Map 2

Framework Plan Map 2 should be renamed
‘Colac Framework Plan — Map 2 Environment
and landscape’ or similar as it identifies more
than just proposed open space by identifying
gateways, views, flooding and inundation
information and linkage opportunities

The title for Map 2 is proposed
to be ‘Environment, Landscape
and Connectivity’

Framework Plan | Ensure that all map directions and Agreed.
Map 2 terminology have a policy link

Framework Plan | Include annotations that identify Deans Creek | Agreed.
Map 2 and Barongarook Creek

Framework Plan | Remove unnecessary notations Agreed
Map 2

Framework Plan | Align gateway symbols with the centre of Agreed.
Map 2 identified arterial roads

Framework Plan
Map 2

Council advised that the mapping of view
lines was based on the existing Colac
Framework Plan however, the Panel notes
that the western view lines of that plan have
not been transferred to the new Framework
Plan. Council suggested that this may have
been an error. An opportunity exists to
correct this omission.

Agreed. Council advised the
Panel that the view corridor to
the west has since been lost
due to vegetation growth and
therefore does not need to be
included in the new Framework
Plan. Council did advise the
Panel however that the graphic
used to convey the view
corridor to the east of the Colac
was inadequate and suggested
to amend this to more
accurately convey the extent of
views along a section of the
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Princes Highway, rather than in
one location.

Framework Plan | Simplify town gateways reference by Agreed.
Map 2 Legend removing the words ‘with built form and

landscaping’.
Framework Plan Enhance legibility of the ‘Enhance town Agreed.
Map 2 Legend gateways’ legend and designation on the

map.
Framework Plan | Align legend for protecting views with that Agreed.
Map 2 Legend shown on the map and with the wording of

Objective 2 ‘Cultural, Heritage, Sustainability

and Environment’.
Framework Plan | Align language relating to ‘Links’ used in the Agreed.
Map 2 Legend legend and ‘pathway’ terminology used in the

policy.
Framework Plan | Remove unnecessary capitalisation of words. | Agreed.

Map 2 Legend
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21.01 MUNICIPAL PROFILE

28/03/2018
VC145

Proposed C97 .
21.01-1 Location

18/06/2009 The Colac Otway Shire is located in the south-west of the State, approximately 2 hours

proposedco7  drive from Melbourne. The Shire has an area of approximately 3,500 square kilometres

and a 299&2016 census populatlon of 29—29420 972 Ihe@epaﬁme%m}g—and

21.01-2 Settlement
18/06/2009
‘ ﬁff veed Co7 The Shire’s major urban centre is Colac, which has an estimated 206672016 population of

S approximately 41,60012,250. Colac is located approximately 75 kilometres west of
Geelong, 140 kilometres south west of Melbourne and 100 kilometres south of Ballarat.
Apollo Bay is the Shire’s other main centre and had a 2066-2016 permanent population of
approximately 4366-1,366 people. It lies 75 km south of Colac and is a key settlement
along the Great Ocean Road. In addition to these two major towns, there are
approximately 22 smaller settlements located throughout the Shire.

21.01-3 Environment

18/06/2009

%5 The Shire includes some of the most scenic and environmentally sensitive land in Victoria
including the Great Otway National Park and 90km of coastline served by the Great Ocean
Road. Approximately 43% of the land in the Shire is Crown Land.

21.01-4 Cultural Heritage

18/06/2009

css Colac Otway Shire has a rich and diverse history and includes a number of important Koori
heritage areas. Post- European heritage is a microcosm of much of Victoria's history from
the days of earliest permanent settlement in the 1830s. The Shire has played an important
role in Victoria’s growth through pastoral activity; through the dairy industry and farming;
through the forest industry, as well through the tourist industry.

21.01-5 Economic Development

18/06/2009

%5 The Shire provides diverse employment opportunities through a range of primary
industries, tourism and commercial and community services. The region is well supplied
with existing infrastructure in terms of power and water and is well placed to take
advantage of future proposals to extend the natural gas grid, although it is noted that there
are some localised infrastructure constraints throughout the Shire.

The Shire is located along three key traffic routes - Princes Highway, Hamilton Highway
and the Great Ocean Road. There is a regular railway service between Colac and
Melbourne to the east and Warrnambool to the west. The Shire has excellent access to the
Melbourne and Avalon Airports. This transport network provides the Shire and its
industries excellent access to both domestic and international markets.

21.01-6 Regional

18/06/2009

©35 The Shire is an active partner in the G21 Regional Alliance together with Greater Geelong,
Surf Coast, Golden Plains and Queenscliff and participating local organisations and
businesses. The Shire is also an active partner in the Great South Coast municipal group
together with Corangamite, Glenelg, Moyne and Southern Grampians Shires and
Warrnambool City Council.

The Council is committed to an integrated approach to planning in the Shire through
meaningful consultation with its stakeholders. Council is committed to give effect to the

MUNICIPAL STRATEGIC STATEMENT - CLAUSE 21.01 PAGE 1 OF 2
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Regional Catchment Strategy; the Victorian Coastal Strategy; the Otway Forest
Management Plan; and the Great Ocean Road Region Strategy.

MUNICIPAL STRATEGIC STATEMENT - CLAUSE 21.01 PAGE 2 OF 2
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21.02

27/02/2014C€72

(Part-1)
Proposed C97
21.02-1

27/02/2014
C72(Part 1)

21.02-2

27/02/2014

C72(Part 1)
Proposed C97

CoLAC OTWAY PLANNING SCHEME

VISION

Municipal Vision

The current Council Plan (2009-2013) has the following vision for the municipality:

= “Council will work together with our community to create a sustainable, vibrant
future”.

The Plan also identifies commitments and priority actions upon which Council will focus.
Land Use Vision

In terms of land use development, Council has a vision around the following key land use
themes.

Townships

= The Colac Strueture—Plan—{2007)-2050 Growth Plan (2019) includes the following
vision for Colac:

Colac_in 2050 will be a vibrant, safe, healthy, inclusive and technologically

advanced regional city. It is the gateway to the Otways and south west Victoria.

It is a city focused on protecting and celebrating its post-settlement and Aboriginal
cultural heritage, as well as natural environment. The city draws on the core
concepts of sustainability and liveability to create a physically and socially
connected place that meets the needs of all ages and abilities. It is a city
characterised by its strong local and multi-faceted economy, which provides diverse
business investment and employment opportunities. It is a botanic city that is
welcoming, engaging and attractive to visitors, and embraces its cultural landscape,
creeks and Lake Colac as key features of the town.

= The Colac CBD and Entrances Project (2012) includes the following vision for Colac
CBD:

Become known as the ‘Botanic Garden City’.

Be a pedestrian-focussed place, accessible for people of all ages and abilities.
Grow as a thriving rural centre of retail, business and community services.
Connect to its natural systems of the Lake and creek corridors.

Proudly express its heritage in the built and natural environment.

Be renowned for its collection of great buildings from all eras of the City’s
development.

Present an impressive image along the Princes Highway corridor, from the edges of
the City to its core.

= The Apollo Bay Structure Plan (2007) includes the following vision for Apollo Bay,
Marengo and Skenes Creek:

Apollo Bay, Marengo and Skenes Creek will remain as distinct coastal settlements,
each with a separate identity and local character;
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The natural beauty of the area, with its unspoilt beaches set against a dramatic
backdrop of rolling hills, provides the overarching character which unites the
settlements, and should be reflected in new development;

The seaside fishing village character of Apollo Bay, focused around a robust
working harbour, is highly valued and this character should be preserved and
strengthened by new development;

Change should take place in Apollo Bay, Marengo and Skenes Creek with a
demonstrated commitment to healthy lifestyles and ecological sustainability, and be
responsive to the natural environment;

The settlements should continue to provide for high quality living, offering
improved community facilities and services, as well as economic development
opportunities, for a self sustaining lifestyle.

= The Kennett River, Wye River and Separation Creek Structure Plans (2008) include the
following vision for Kennett River, Wye River and Separation Creek:

Kennett River, Wye River and Separation Creek will remain as distinct coastal
towns nestled in the foothills of the Otway Ranges.

The primary role of the coastal towns will be to provide housing for permanent and
part time residents and to provide a diverse range of holiday accommodation.

The impact of the coastal towns on the natural environment will be as minimal as
possible with coastal hazards, river flooding and water and wastewater being
sustainably managed and vegetation acknowledged and valued.

The coastal towns have a low growth capacity and all future growth will be
contained within existing settlement boundaries.

= Major urban development will take place in the main, fully serviced centres of Colac
and Apollo Bay.

= Urban development in Colac and Apollo Bay will be contained within settlement
boundaries.

= Apollo Bay will develop to modest heights and scale and will provide a diversity of
housing choice.

= Colac will develop to provide a diversity of housing choice.
= Major industrial and commercial development will occur in Colac.

= Less intensive residential and township development will take place in other smaller
settlements where identified in the Rural Living Strategy 2011 in a manner that
contributes to the economic development of these townships and assists in maintaining
existing infrastructure and services within these towns and support tourism growth.

Cultural Heritage

= The Koori culture of the Shire is acknowledged and will be celebrated.
= The Shire’s significant cultural heritage resources will be conserved and enhanced.

= Any adaptation or development of heritage places or areas will be in a manner
sympathetic to their significance.

Rural living

= Rural living development will occur in accordance with the Rural Living Strategy 2011.
Development will occur in areas associated with settlements and established rural
residential precincts where there are fewer environmental, social, land use and servicing
constraints and impacts on productive farming uses are minimised.
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Agriculture

= High quality agricultural land will be protected.

= Agricultural diversity and a sustainable forestry and timber industry will be encouraged
in the region.

= Grazing and cropping farming practices are the preferred land uses in areas designated
as “farmland of strategic significance”.

Tourism

= Opportunities for tourism are provided to contribute to the growth of the Shire.

= Tourism growth will be managed sustainably and the environmental and landscape
assets that attract tourists and new residents alike will be protected.

= Limited opportunities will be provided for tourist related activities in the Apollo Bay
hinterland, around the Forrest Township and the Otways.

Environmental features

= Significant rural and coastal landscapes will be preserved and protected.

= Key natural assets such as declared water supply catchments, the coast, forested public
land, rivers and watercourses, lakes and major geological features will be protected
from inappropriate land use and development.

= Development will respond to environmental risks such as bushfire, flooding, landslip,
erosion and salinity.

= Those natural, physical and amenity features that contribute to the character of the
Otway Ranges and Coast will be protected and enhanced for future generations.
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Colac Otway Strategic Framework Plan
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SETTLEMENT

General
Overview

= Colac is the major regional centre in the Shire for residential, service and
manufacturing industry, retail, office services, recreation and education facilities.

= Apollo Bay is the major coastal urban centre in the Shire. It is experiencing high rates
of development for both permanent and short-term (tourist) accommodation. It also
provides a range of entertainment and recreational related facilities, including
swimming, fishing, golf, cafes and restaurants.

= Colac and the coastal townships are experiencing increased rates of development.
= Colac is a targeted growth node in the G21 Regional Growth Plan.

= The management of residential, tourism and infrastructure development pressures is
required, particularly in coastal areas.

= Smaller coastal settlements occur at Kennett River, Marengo, Separation Creek,
Skenes Creek and Wye River, where development is expected to occur within current
settlement boundaries due to various environmental constraints to growth.

= Other townships are located at Alvie, Barwon Downs, Beeac, Beech Forest,
Birregurra, Carlisle River, Coragulac, Cororooke, Cressy, Forrest, Gellibrand, Lavers
Hill, Pirron Yallock, Swan Marsh and Warrion.

= The future development of other townships in the Shire should proceed in a manner
that contributes to the economic development of these townships, acknowledges and
responds to environmental constraints and protects the broader landscapes within
which these townships are located.

= Effluent disposal is a major problem in the smaller settlements, particularly in the peak
periods with high tourist numbers.

= Rural residential living provides a desirable lifestyle for a number of residents and if
appropriately located can reduce land use conflict in farming areas and contribute
toward the economic development of smah-townships.

= The Rural Living Strategy 2011 has-and the Colac 2050 Growth Plan have identified
and designated suitable locations for rural living areas which do not take up high
quality agricultural land and where an adequate level of services can be provided.

= The Rural Living Strategy highlights the role of small townships in accessing rural
living land.

= A number of settlements have been identified with potentially suitable locations for
additional rural living and township development subject to further investigation
including Beech Forest, Gellibrand, Forrest, Alvie, Cororooke and Beeac.

= A number of de facto rural living areas have developed over a number of years on old
subdivisions within the localities of Barongarook — Bushby’s Road, Barongarook —
Robinson Road, Barongarook — Everett Crescent, Barramunga, Bungador, Cororooke
- Langdons Lane, Grey River, Irrewarra — Pyles Road, Johanna, Kawarren, Marengo —
Alice Court, Petticoat Creek, Warncoort and Weeaproinah.

= A number of largely undeveloped, old and inappropriate subdivisions unsuitable for
development are found within the Shire abutting the township boundaries of Cressy
and Pirron Yallock and in the localities of Gerangamete and Irrewillipe — Swan Marsh-
Irrewillipe Road.
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There is a need to encourage excellence in the design of new development, including
the layout of subdivisions and the recognition of cultural heritage.

New urban development should be supported by the provision of or upgrade of public
open space to meet the needs of the community it is to serve.

Objectives

To facilitate the development of the various settlements in the Shire in accordance with
the needs of each local community.

To facilitate a range of developments in an environmentally sensitive way to provide
greater residential choice.

To direct rural residential and small town development to preferred locations.

To provide limited opportunities for rural living development where these do not
detract from the key environmental qualities of the region and do not cause land use
conflict in farming areas.

To minimise ad hoc development of unserviced old and inappropriate subdivision in
the Farming Zone.

To provide for and improve public open space to meet the needs of the community.

Strategies

Develop major towns in the Shire in accordance with relevant structure plans.

Ensure that there is sufficient fully serviced residential land to meet the needs of the
existing and future population.

Encourage future residential development into existing zoned and serviced areas to
avoid an oversupply of residential zoned land and to make the most effective use of
infrastructure services.

Provide opportunities for the provision of a wide range of housing choices for
residents, short-term holiday residents and tourists.

Contain Bdevelopment within rural living areas sheuld-be-contained-withinto land
within the existing Rural Living Zone tand-or as identified in the Colac 2050 Growth
Plan, and discourage further subdivision_in areas other than Colac/Elliminyt.-ether
thaﬂ—}ﬂ%}yt—sh@&ld—be—d{s@@&mged»‘ i i T i O

Restructure existing lots in old and inappropriate subdivisions in Cressy, Gerangamete,
Pirron Yallock and Irrewillipe in order to minimise development, retain the land in
agriculture, prevent further servicing problems and avoid ad hoc development outside
designated settlement boundaries.

Ensure that development incorporates Environmentally Sustainable Development
(ESD) practises.

Promote a pattern of settlements in the coastal strip that balances between opportunity
for growth and retention of environmental and cultural qualities.

Restrict the expansion of other coastal settlements in accordance with environmental
constraints.

Ensure that development of the Colac and Apollo Bay airfields is not prejudiced by
encroaching urban development.

Ensure the provision of public open space meets the needs of the communities it is to
serve by improving access, facilities and presentation.

21.03-2 Colac

26/10/2017
G86Proposed C97

Overview

Colac is the main town in the Colac Otway Shire and is identified as a growth town in the
G21 Regional Growth Plan. It is located on the southern banks of scenic Lake Colac and is
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the largest service centre between Geelong and Warrnambool on the Princes Highway,
about an hour travel time by either road or rail.

The town is the major provider of regional services in Colac Otway and also has a thriving
manufacturing sector with regionally important companies such as AKD, Bulla Dairy, and
the Australian Lamb Company.

It has a strong historical character and sits within an important cultural landscape for
Aboriginal people. Before European arrival, Colac was known as “Kolak™ or “Kolakgnat”
which means ‘belonging to sand’ to the Gulidjan People of the Eastern Maar Nation.
Ownership and custodianship of these areas spans thousands of years and is still present
today.

Colac is central to a growing tourism industry being located at the gateway to the Otways,
Great Southern Coast, and the Volcanic Plains disctrict to the north. It is home to beautiful
heritage buildings, tree lined streets, famous Botanic Gardens, and expanding leisure trails
including the Beechy Rail Trail. It is planned to develop Colac as a ‘Botanic Garden City’
with themed tree planting throughout the CBD, linking the Botanic Gardens, Beechy
Precinct, and Barangarook and Deans Creek corridors.

Key Issues and Influences

= State and regional policies identify Colac as a population growth node in the Great
Ocean Road and G21 regions.

= Colac’s rural landscape setting is important and views of Lake Colac, Red Rock, and
the foothills of the Otways are significant features of the town.

. Lake Colac is a significant natural feature in Colac and is an important environmental,
cultural heritage, aesthetic, and recreational feature for the community. Its protection
is paramount.

= The Deans Creek and Barongarook Creek systems have a propensity to flood in low
lying areas putting constraints on development in these areas.

= Current climate forecasts suggest that water will be a key challenge for Colac into the
future with higher average temperatures, reduced annual rainfall, and more extreme
weather events.

. Colac has an ageing population and high levels of relative socio-economic
disadvantage.
= Colac lacks diversity in housing type.

= Colac’s heritage assets and Aboriginal cultural heritage are highly valued by the
community.

= The development of Colac as a ‘Botanic Garden City” is a key priority to improve the
amenity and liveability of the town.

. The open space network, including the pathway network, lacks quality, diversity and
connectivity.

= Open space in parts of Colac is difficult to access, and is poor in parts of west Colac
and Elliminyt.

= Active transport opportunities are a priority for Colac.

= The CBD has capacity for consolidation and the development of upper level
accommodation, taking into account heritage constraints, which would increase
activity and vibrancy in the area.

. Local commercial centres may be required in Elliminyt and west Colac as these areas
grow.
= Colac’s industrial areas are important economic assets for the town.
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Urban Growth, Accommodation and Housing

Objective 1

= Tosupport and manage the growth of Colac consistent with its role as the major urban
centre of the Colac Otway Shire and a targeted growth node in the G21 region.

Strategies

= Ensure that the development of Colac is consistent with the strategic directions shown
on the Colac Framework Plan.

= Facilitate a more compact urban form for Colac |y directing development inside the
urban boundary identified on the Colac Framework Plan \anidfayojdfirlqiligga[ sprawl - - Commented [SB1]: Panel recommendation Section 9.1 to ensure
along the Princes Highway. policy link with Framework Plan

= Protect the amenity of sensitive uses by avoiding their location within recommended
separation distances for industrial activities)

] - {Commented [SB2]: Panel recommendation 2a ]

= |Support the rezoning of land to accommodate new housing where identified in the
Colac Framework Plan and supported by a Development Plan Overlay. A
Development Plan Overlay should identify the requirements for orderly staging and
development of the land including coordination of infrastructure, a share
infrastructure plan and the management of interfaces, including industry interfaces

andbuffers]

= [Support the future planning of investigation areas outside the urban boundary and as
identified in the Colac Framework Plan, where land supply analysis can demonstrate
that less than 15 years supply of land in the same zone is available for development

) - {Commented [SB3]: Panel recommendation 2b ]

within the urban boundary.

_ _ — -1 Commented [SB4]: Deleted and reworded as per Panel
recommendation 2¢

Objective 2

= To ensure future housing and residential subdivision complements the character and
population characteristics of Colac, and incorporates principles of sustainabilily,
community health and safety.

Strategies

= Encourage medium density development in the Colac CBD, within 400 metres of any
other activity centre, and around areas of public open space.

. Encourage the provison of apartments in the Colac CBD to facilitate a wider range of
accommodation options.

= Ensure new development incorporates sustainability principles including street
connectivity, water conservation, stormwater treatment and reuse, energy
conservation, and minimising bushfire risk.

. Require new development to consider principles of Crime Prevention Through
Environmental Design (CPTED) and Healthy by Design.

. Encourage urban design treatments in new development to reflect the regional
character of Colac including space between buildings.

= [Ensure new uses and developments enhance Colac’s gateways and entrances along
key transport corridors) - ‘IiCommented [SB5]: Panel Recommendation Section 9.1 — ensure }

””””””””””””””””””””” map legend has a policy link
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Implementation

Future strategic work

= Rezone land zoned Low Density Residential in Christies Road to Farming Zone to
protect its long term use as general residential land.

= Rezone land zoned Industrial 1 Zone in Colac west to Industrial 3 Zone to facilitate its
ongoing use for industrial purposes, and provide a buffer with less intensive industrial
uses next to planned residential land to its north.

= |Review the extent of the Development Plan Overlay Schedule 2 for the area north of
Pound Road and west of Main Street to refine the mapped boundary to exclude small

lots which have been developed where appropriate] _ _ - | Commented [SB6]: Proposed insertion in response to
Submission 18 and supported by Panel Recommendation 2e

= Amend the Development Plan Overlay Schedule 2 in Colac to ensure that it does not
allow subdivision prior to the preparation of a development plan, and sets out
requirements for the orderly staging and development of the land, coordination of
infrastructure, a shared infrastructure plan, management of adjoining land uses and
the need fto avoid locating sensitive uses within\feit buffer areass, and other | - {COmmented [SB7]: In response to Submission S23 J
requirements as appropriate.

= Investigate the need for a neighbourhood activity centre to service new population in
Colac west.

= |Prepare a Precinct Plan for the area south of Flaxmill Road and north of Princes
Highway located west of the industrial land to identify appropriate land use and

development controls. l 77777777777777777777777777777777777 | - {Commented [SB8]: Panel recommendation 2e ]
= |Prepare a Master plan for the area west end of Moore Street to improve urban design
outcomes. t 77777777777777777777777777777777777777777 | - ‘[Commented [SB9]: Panel recommendation Section 9.1 to ensure J
. . . olicy link with Framework Plan
= |investigate the appropriate zone for land to the west of Rifle Butts Road and to the RIS
east of Rossmoyn Road to facilitate residential or low density residential development
in the medium term. l 777777777777777777777777777777777777 - ‘[Commented [SB10]: Panel recommendation Section 9.1 to J
. . . - ensure policy link with Framework Plan
= |Review the extent of the Bushfire Management Overlay in Colac west to facilitate 2
residential or low density residential development] _ — -| Commented [SB11]: In response to Panel discussion about the
. . . e . . influence of the extent of the BMO on future residential development
= linvestigate the appropriate zone for land identified as either Low Density or Rural :n éjolac W X . e EEar
Living on the Colac Framework Plan to facilitate housing on larger lots. | - -
) ) ) ) T Commented [SB12]: Panel recommendation Section 9.1 to
L Prepare a precinct plan in collaboration with VicTrack, Colac Area Health, other ensure policy link with Framework Plan

relevant State Government agencies, and the community for land around the Colac
station and Colac Otway Performing Arts and Culture Centre, Colac Area Health
facilities for diverse housing, short term accommodation options, and other
compatible uses.

Economic Development and Employment

Objective 1

= Toencourage investment and foster economic development opportunities in Colac
and surrounds.
Strategies

= Retain and further develop existing businesses that meet existing and new market
opportunities in retail, commerce and industry.

. Encourage innovative industries and support industry sectors based on the region’s
strengths.

= Investigate the opportunities and viability for the development of an intermodal
freight facility for transport and logistics purposes in the Colac region.

= Designate land in Elliminyt and Colac west for a future commercial node.
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Objective 2

. To consolidate the CBD as the primary commercial centre in Colac with a diverse
mix of uses and development that enhance its appearance, funcationality and
vibrancy.

Strategies

= Ensure major retail and commercial developments locate within the Colac CBD
(Commercial 1 Zoned land only) rather than outside the town centre.

. Ensure that the development of the Colac CBD s consistent with the strategic
directions shown on the Colac CBD Framework Plan.

= Ensure that those retail and commercial land uses that are essential to a ‘town centre’
role are located in the CBD.

= Facilitate development that includes short stay accommodation which can service the
tourism and visiting worker markets.

= Encourage office accommodation in Colac’s commercial areas for small to mid-sized
businesses that provide services to the surrounding region.

= Encourage other forms of development in the CBD that contribute to its role as a
regional centre including visitor accommodation and community, entertainment and
cultural facilities.

= Discourage the development of an out of town neighbourhood centre unless it is

required as part of [growth to the west of Colad, or the expansion of the existing local _ _ - { Commented [SB13]: Panel Recommendation in Section 9.1 -
centre in Elliminyt. Removed reference to Deans Creek Growth Area to ensure

i i i o i consistency with language used in Framework Plan
= Encourage light industrial, transport and logistics operations, bulky goods and
restricted retailing located in the CBD, to relocate to land zoned Commercial 2 or
industrial areas as appropriate.

= Retain heritage places and areas as significant components of Colac’s character and
attractiveness and encourage their adaptive re-use and restoration including by
supporting innovative uses that attract visitors and customers into disused retail areas.

= Manage the shift in retail focus between Murray Street and Bromfield Street by
supporting the development of a permeable network of active pedestrian
thoroughfares in the form of laneways and arcades that link these precincts.

= Encourage redevelopment of underused or vacant sites (e.g. surface car parks, vacant
land at the rear of buildings, upper levels of single storey buildings) in the CBD.

= Encourage the upgrading of shopfronts and building facades in the CBD, particularly
on Murray Street and around Memorial Square.

= Encourage the removal of excessive roof top, above verandah and free standing signs,
and other visually dominant signs, as sites are redeveloped.

= Encourage new development to provide an active frontage to the streetscapes and car
parks, including the provision of active frontages to Bromfield Street for buildings
fronting Murray Street.

= Encourage the reinstatement of verandahs on older buildings and encourage
verandahs on new buildings for weather protection.

= Encourage new development within the CBD to incorporate Environmentally
Sustainable Design (ESD) initiatives.

= Maintain the ‘fine grain’ character of inner retail areas.

= Create landscape links between the main activity areas of the CBD and its principal
open spaces.

= Support new development that contributes to a pedestrian-focussed, accessible and
well-connected public realm, particularly for those with limited mobility.
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= Provide adequate car parking to cater for commercial development consistent with the
Colac Commercial Centre Parking Precinct Plan 2011, recognising that opportunity
exists to take advantage of underutilised street parking and shared off street parking.

= Ensure new development in the hospital precinct of the CBD provides on site parking
to meet projected demand and does not contribute further to on street parking
pressures.

Objective 3

. To recognise the important economic contribution of Colac’s industrial businesses
and the need to protect their ongoing viability by ensuring they are appropriately
located and clear of encroachment by sensitive uses.

Strategies
= Apply site specific controls for key industrial uses such as Bulla, AKD and ALC to

streamline planning processes and encourage investment.

| _ - ‘{Commented [SB14]: Panel recommendation 9.1 — reworded for }

areas to ensure the operations of existing industries are not compromised.] consistency with language used in Framework Plan

= |Map the separation distances on the Framework Plan for significant industry and ~ | Commented [SB15]: Deleted and reworded as per Panel
" - . - - Recommmendation 2d
infrastructure to identify their buffer areas to sensitive uses)

. . . . . L) ~ = 7| Commented [SB16]: Panel recommendation 0.1 — ensure policy
= Identify an area for long term industrial use subject to investigation next to existing il witin Bt < FlEn

industrial land in Colac east.

= Ensure that an adequate supply of large allotments (greater than 5 ha) are available for
industrial development to encourage investment and meet the future needs of
industry.

= Discourage any additional or new industrial development adjacent to Lake Colac on
land which is not zoned industrial.

= Encourage new industrial opportunities in Colac’s eastern industrial areas for a
diverse range of light to general industrial activities.

= Discourage the subdivision of residential land within any relevant EPA threshold
distance of Australian Lamb Company such as noted in EPA Publication 1518
Recommended separation distances for industrial residual air emissions (March 2013)
to minimise future amenity conflict issues.

= Discourage further subdivision of land below 5 ha in Colac’s eastern industrial areas
to ensure sufficient supply of land for large scale industrial development.

Objective 4

= To improve the amenity and appearance of industry from public viewing areas.

Strategies

= Ensure that new industrial development is well designed and will enhance the amenity
and visual appearance of industrial areas.

= Improve the appearance of existing industrial development in Colac to provide more

attractive and inviting [gateways and entrancesfto the town. _ _ - Commented [SB17]: Panel Recommendation Section 9.1 —
ensure map legend has a policy link

Implementation

Future strategic work

= Investigate the opportunities and viability for the future development of an intermodal
freight facility for transport and logistics purposes in the Colac region.
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= Monitor the rate of retail and office development in Colac to make sure that
development opportunities that exist are being realised.

= Undertake urban design improvements for the enhancement of the Colac CBD
through implementation of the Colac CBD and Entrances Project.

. Monitor the rate of industrial land development in Colac to make sure that
development opportunities that exist are being realised.

Cultural Heritage, Sustainability and Environment

Objective 1

. To acknowledqge, recognise, protect and celebrate Aboriginal culture, story, and areas
of cultural significance.
Strategies

. Encourage a strong working relationship and consider the views of the Eastern Maar,
Guilidjan and other Aboriginal community members in the planning of Colac.

= Develop and apply best practice approach to engagement and cultural heritage
management with Traditional Owners/Registered Aboriginal Party.

= Ensure Aboriginal cultural heritage is appropriately managed, significant places are
protected, and important artefacts are returned to the local Aboriginal community.

. Consider opportunities to celebrate and promote Aboriginal language, and celebrate
Aboriginal history and stories in the development of Colac’s open space network and
the naming of future places, street names and infrastructure.

Objective 2

= To recognise and protect key views which form an important feature of Colac’s
character.

Strategies

= Retain the Farming Zone outside the urban boundary to protect rural land and vistas
from urban encroachment.

. Ensure land use activities within the Farming Zone retain an agricultural focus and
preserve the rural, environmental and landscape qualities of the area.
= |[Encourage development in areas which afford views to Lake Colac to facilitate view

sharing through the site, | _- ‘I:Commented [SB18]: Panel recommendation Section 9.1 to

. . legend h licy link
= Encourage planting on properties along the eastern and western entrances to Colac, SIEAC LD LRI LS N I
particularly where it has potential to screen industrial activities.

= Improve the outer approaches to Colac with new landscaping, framing views to Lake
Colac and reduce the visual clutter of advertising signage.

Objective 3

. To protect, rehabilitate, enhance, and interpret Colac’s environmental attributes so
that future generations may enjoy them.

Strategies

. Ensure new development will enhance and preserve the health of Lake Colac, Deans
Creek, Barongarook Creek and their environs.

= Implement the Colac Stormwater Development Strategy and ensure that stormwater
management and drainage solutions are coordinated across developments to improve
the flooding situation in Colac and the quality of water entering Lake Colac.
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= Require new development in Colac to integrate with the water cycle to enhance
stormwater management, ecological values, provision of public open space, and
management of cultural heritage values.

= Improve integration between Colac, Lake Colac and key activity areas through design
features, recreational linkages and foreshore development.

= Require thematic tree planting consistent with the Botanic Garden City theme and
botanical boulevard treatment of the Princes Highway| so as to link the CBD, Botanic _ _ - ‘[Commented [SB19]: Panel recommendation Section 9.1 to J
Gardens, Beechy Precinct, and Barongarook and Deans Creek corridors, for all new ensure map legend has a policy link

development in any of these areas.

Objective 4

= To consider opportunities for climate ready actions and integrate risk based planning
in future development proposals to minimise the impacts of climate change.

Strategies

= Consider climate change impacts in future development and explore how carbon
neutral status and adaptation can be achieved.

. Strengthen and promote water recycling and reuse.

Implementation

Future strategic work

. Prepare a cultural heritage strateqy for the Colac region to improve understanding of
local Aboriginal culture and stories, inform future development and management of
culturally significant areas.

. Engage with the community to identify important view corridors and landscape
elements, including views of Lake Colac and views from Colac’s eastern entrance
and protect with appropriate planning controls.

. Implement the Colac Stormwater Development Strategy to provide guidance for the
management of stormwater in Colac.

= Develop concept designs for the ‘Botanic Link Pathway’ and stormwater facilities
identified in the Colac Stormwater Development Strategy to assist with a future
shared infrastructure contributions plan.

. Develop a significant tree register for Colac and protect through appropriate planning
controls.

. Revise flood mapping for Colac to reflect changes in flood risk as areas are developed
with urban development and flood mitigation measures are installed.

= |investigate site specific controls for the former service station sites at the western and
eastern entries of Colac on the Princes Highway to encourage appropriate development
and improve the gateway design outcome.| P ‘[Commented [SB20]: In response to the Panel’s discussion about J

. L . . the service station sites to identify future strategic work
= Undertake and implement a strategy for the co-ordination and design of all signage 1ty g
along the eastern and western entrance corridors to Colac.

Infrastructure

Objective 1

. To provide enhanced levels of unencumbered public open space in the town to cater
for passive and active recreation needs of the community.

Strategies

= Support an increase in the amount of usable public open space (both linear and non-
linear) to support recreational land uses and linkages between activities.
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= Explore the potential of developing a neighbourhood park on the Irrewillipe Road

Basin Reserve.
= Improve and enhance the pathways along Barongarook Creek bnd Deans Creekl. ~~ _ — 4 Commented [SB21]: Panel recommendation Section 9.1 to
. L L. . . ensure map legend has a policy link
= Provide for a minimum additional 8 hectare reserve in the Deans Creek corridor to Py i

servicelowerprofile-sportsfor active recreational purposes.

. lEnsure the “Botanic Link Pathway’ is delivered with new pathways and open spaces
are-delivered-as part of the development of the Deans Creek and Barongaroodk Creek

corridors| | - ‘[Commented [SB22]: Panel recommendation Section 9.1 to J
. L ensure map legend has a policy link and terminolo
= Investigate opportunities to extend the Lake Colac Foreshore jopen space pathway BEE Bt £
network laround Lake Colac to link Cororooke and extend to the east towards Beeac. -  Commented [SB23]: Panel recommendation Section 9.1 -
ensure that map legend use consistent terminology
Objective 2

To ensure physical and community infrastructure is adequately provided to service
population growth and meet the needs of the local and surrounding population to promote

well-being.
Strategies

. Ensure that physical and community infrastructure is adequately funded and provided
as part of future development by requiring shared infrastructure plans which identify
appropriate infrastructure contributions.

= Improve and expand organised sports facilities at the Golf Club/Turf Club site.

Objective 3
= To provide an improved transport and movement network, including pedestrian and
cyclist linkages.

Strategies
= [Ensure the ‘Botanic Link Pathway’ and on-road shared pathways are delivered as part

of future development) - W Commented [SB24]: Panel recommendation Section 9.1 — ‘

m m m q ensure that map legend use consistent terminolo;
= [Encourage a botantical boulevard treatment for the Princes Highway in Colac. | AL w

. lEnsure the Old Beechy Rail Trail is delivered as open space as part of future
development along its alignment)

"+ commented [SB25]: Panel recommendation Section 9.1 —
ensure that map legend has a policy link

= Provide new and improved bicycle lanes. ~ | Commented [SB26]: Panel recommendation Section 9.1 —
ensure that map legend has a policy link

Objective 4

= To protect important infrastructure assets from potentially conflicting development.

Strategies
= Ensure that land use and development within the infrastructure puffer areatothe - | commented [SB27]: Panel recommendation Section 9.1 —
Colac Water Reclamation Plant will not detrimentally affect or restrict the ongoing fnsu_fe tlhat map legend have a policy link and use consistent
erminology

operations of the Plant.

Implementation

Future strategic work

. Develop concept designs to guide the location and provision of open space corridors
and trails as part of the implementation of the “Botanic Link Pathway” network.

= Undertake enhanced recreation and pathway connections particularly around Lake
Colac, the Deans and Barongarook Creeks, the Beechy Rail Trail, and connecting
important community uses.

. Investigate and identify the alignment of the Old Beechy Rail Trail.
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= Investigate opportunities for open space and community facilities at the former Colac - { commented [SB28]: Panel recommendation Section 9.1 —
ensure that map legend has a policy link
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Colac-Framework-Plan
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Colac Framework Plan

Colac Framework Plan - Map 1 Land Use (for adoption)
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Colac Framework Plan - Map 2 Environment, Landscape & Connectivity (for adoption)
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Colac CBD Framework Plan
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— LEGEND T Improve laneway linkages between Murray & Bromfield Streets
| e CBD Boundary
= === Finer Grain Area Central median with tree planting

— Heritage Area
Proposed Pedestrian Crossing

=1 = — i

I

A Create street planting linkage to Botanic Gardens

21.03-3 Apollo Bay and Marengo
19/02/2015

cra Overview

A Structure Plan for Apollo Bay (including Marengo and Skenes Creek) was adopted by
Council (April 2007) and articulates the preferred development future for this key coastal
centre. Key issues to emerge from the Structure Plan were that:

= Apollo Bay, Marengo and Skenes Creek are to remain as distinct coastal settlements
with development to be contained within coastal settlement boundaries.

= Each settlement has a separate identity and local character;

= Akey role of Apollo Bay is to provide a diversity of housing opportunities consistent
with its identity and local character;

= The natural beauty of the area, with its unspoilt beaches set against a dramatic
backdrop of rolling hills, providing the overarching character which unites the
settlements, to be reflected in new development;
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= The seaside fishing village character of Apollo Bay, focused around a robust working
harbour, is highly valued and this character should be preserved and strengthened by
new development;

= Change in Apollo Bay, Marengo and Skenes Creek should take place with a
demonstrated commitment to healthy lifestyles and ecological sustainability, and be
responsive to the natural environment;

= The settlements should continue to provide for high quality living, offering improved
community facilities and services, as well as economic development opportunities, for
a self sustaining lifestyle.

= Water supply is a potential constraint to the future growth of Apollo Bay which can
only proceed subject to the demonstrated availability of an adequate water supply.

= A settlement boundary and urban design review was completed in 2012. This reviewed
a number of urban investigation areas. The settlement boundary now allows for
sufficient urban development to cater for growth to 2030.

Objectives

=  Todevelop Apollo Bay as an attractive residential community which provides a high
quality environment as a significant tourist centre.

= To retain Apollo Bay, Marengo and Skenes Creek as distinct coastal settlements with
their own local character.

= To ensure that the natural beauty of the area is reflected in new development.
= To preserve the seaside village character of Apollo Bay.

= To ensure that change demonstrates a commitment to sustainability and is responsive
to the natural environment.

Strategies

= Ensure that the development of Apollo Bay and Marengo occurs generally in
accordance with the strategic directions outlined in the Apollo Bay Framework Plan
attached to this Clause.

Settlement Character and Form

= Consolidate the town centre of Apollo Bay, limit building heights and provide a
greater diversity of accommodation at higher densities within and in close proximity to
the commercial area.

= Improve pedestrian linkages in the town centre with new mid-block links between the
Great Ocean Road and Pascoe Street.

= Inthe residential areas outside the town centre of Apollo Bay, limit building heights
and ensure upper levels are well articulated to respect the character of the area and
provide for a more traditional dwelling density to contribute to a diversity of housing
choice.

= Require new development and streetscape works in the Apollo Bay town centre to
build on and reinforce the fishing village coastal character of the township, and
contribute to the creation of a vibrant public realm.

= Reinforce and improve the informal character, accessibility and amenity of
streetscapes in the residential areas of Apollo Bay, Marengo and Skenes Creek,
reflecting the distinct existing and preferred future character of each settlement in new
improvements.

= Achieve excellent architectural quality in new development or improvements to
existing buildings in the town centre, drawing on the existing valued qualities of the
centre and setting a new direction in the use of innovative, high quality design.
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Promote Apollo Bay and Marengo as leaders in environmental sustainability within the
Great Ocean Road Region and improve the ecological integrity of environmental
features within and around settlements.

Conserve and enhance heritage places as a significant factor in developing tourism.

Upgrade Pascoe Street in the town centre to improve pedestrian and visual amenity
and function.

The Size of Settlements

Utilise natural boundaries, where appropriate, to define settlement edges and set limits
to urban expansion.

Define and maintain a hard edge to the urban area of each of these settlements,
particularly when viewed from the Great Ocean Road.

Ensure that urban development results in the efficient utilisation of existing
infrastructure and minimises the requirements for new infrastructure.

Encourage infill development of medium density housing and accommodation within
walking distance of the commercial area of Apollo Bay, to reduce the pressure to
expand the urban area, and provide alternative housing choice.

Activities: Business, Tourism, Community and Recreation

Intensify commercial and business land uses within the commercial area of Apollo
Bay and ensure a future supply of Business Zoned land to meet demand.

Develop the Apollo Bay Harbour Precinct with a tourism, fishing, boating, commercial
and recreational focus strengthening links to the town centre of Apollo Bay and
providing net community benefits.

Encourage future recreation facilities to be located together with other community
facilities in a central and accessible location.

Ensure that community, health, education and recreation facilities are provided to meet
the needs of current and projected future residents and visitors to the area.

Support the growth of tourism as a major employer for the region.

Provide for future industrial development while minimising offsite impacts on
surrounding residential uses, the environment (particularly local waterways) and views
from residential areas and the Great Ocean Road.

Improve the provision and quality of neighbourhood parks in the urban residential
areas.

Establish a future use for the Heathland Estate Reserve.

Landscape Setting and Environment

Maintain the ‘green-breaks’ and landscape dominance between the settlements to
ensure that each settlement remains distinct.

Protect the Otway foothills as a scenic, undeveloped backdrop to Apollo Bay and
Marengo.

Recognise and protect ecological values and avoid development in areas at risk from
the effects of flooding, wildfire, acid sulphate soil disturbance, erosion, landslip and
salinity.

Reinforce and enhance the identity and the sense of arrival and departure at the
entrances to Apollo Bay and Marengo.

Improve the appearance and amenity of the foreshore reserve in Apollo Bay and
reduce the impact of the existing and future structures on the naturalness of the setting.
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Achieve improved visual and physical links between the Apollo Bay town centre and
the beach.

Protect and enhance the significant views and vistas available from the settlements, the
beach and the harbour, as well as views available from key vantage points in the hills.

Access and Parking

Strengthen the pedestrian and cyclist connections between Marengo, Apollo Bay and
Skenes Creek.

Create a highly walkable town centre in Apollo Bay with safe and convenient access to
shops, community facilities and recreational activities.

Manage the orderly flow of traffic at all times of the year and enhance pedestrian
safety and movement.

Ensure the future parking needs of Apollo Bay are met and parking congestion in the
Great Ocean Road is minimised, with car parking for commercial development in the
CBD to comply with the Apollo Bay Parking Precinct Plan (2011).

Upgrade and provide new mid-block pedestrian linkages in the town centre to improve
the utilisation of parking to the rear of shops.

Consolidate and formalise car parking areas to the rear of the main shops in the town
centre.

Encourage greater use of car parks by improved signage.

Improve the safety of pedestrian access across the Great Ocean Road to the foreshore
reserve at key locations.

Support, promote and improve public transport.
Ensure continued and improved air access to the Apollo Bay region.
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Apollo Bay, Marengo and Skenes Creek Framework Plan

LEGEND
=" Coastal Settlement Boundary Minimise development within the lower part of the
'ﬁ' Town Entry Points &MmmMWMnmmo{
Existing business areas / encourage high density housing AN " 4
(max 10.5m) - Pwnmmmumm:dmmmq
I  Encourage medium density housing (max height 9m) bdi and 4
Existing ial areas / ge infill D Waste water reciamation plant (with 300m buffer)
at appropriale densities “2 Protectand coastal indigy getaty
Existing low density residential areas {2 wggmaxmﬂ River valley, enhance the
A . gical values of the f and estuary and
| Future residential growth area i t
. Exieting Industial area s Break of slope (between 40-50 metre contour line)
MUNICIPAL STRATEGIC STATEMENT - CLAUSE 21.03 PAGE 23 oF 37

Agenda Ordinary Council Meeting - 28 August 2019 143



Attachment 10.1.7

CoLAC OTWAY PLANNING SCHEME
PosT PANEL VERSION — FOR ADOPTION

21.03-4 Birregurra

25/09/2014

C76 .
Overview

The township of Birregurra is located approximately 20 kilometres east of Colac and
approximately 6 kilometres to the south of the Princes Highway. Birregurra is a small town
offering a village lifestyle in an attractive rural setting to its diverse and active community
The town has a relatively compact urban form based on an attractive and connected
network of grid streets and open space links, and sits discretely within its rural surrounds.

Development pressures, high costs of accommodation for tourists and workers and an
increase in tourist numbers in Lorne and other coastal communities has seen more people
exploring Birregurra for permanent living, holiday accommodation and recreation.

Birregurra is an attractive town for many reasons including for:

= The built form of the town and the many heritage buildings throughout the town and in
particular along the south side of Main Street with attractive shop fronts many with
verandahs.

= The consolidated commercial town core and community node that provides retail,
community and health services that cater for resident’s local needs and provides
support for surrounding farming areas.The Church precinct located on the elevated
land to the south of the town.

= The extent and variety of exotic and native vegetation existing throughout the town.
The extent of the vegetation is clearly seen due to the elevated nature of the land,
particularly on the southern side of the town.

= The topography of the land surrounding the town including the Barwon River valley
and associated tributaries and undulating farming land.

The Birregurra Structure Plan 2013 and Birregurra Neighbourhood Character Study 2012
identify urban design and built form opportunities to improve the presentation of this
important centre in the municipality. The Birregurra Structure Plan 2013 encourages infill
development to accommodate growth within Birregurra without the need to expand the
existing defined township boundary.

Settlement and Housing

Objectives

= To manage modest growth and development in Birregurra in a coordinated and
sustainable manner that ensures Birregurra retains its rural township character.

= To retain and protect the township’s significant and contributory heritage places and
articulate Birregurra’s history in the public realm.

= To encourage consolidation of commercial uses in the core town centre of Birregurra
on Main Street and broaden the commercial, retail and tourism opportunities in the
township.

Strategies

= Contain urban development within the existing defined township boundary.

= Encourage sensitive infill development on vacant lots and support further subdivision
of larger developed lots within the existing township boundary.

= Control the density of development and apply development standards as recommended
by the Neighbourhood Character Study 2012 to preserve character.

= To encourage a mix of housing types and styles that provide diversity, affordability
and respond to the community’s life cycle needs.

= Support new commercial uses and re-development of existing premises on both sides
of Main Street between Roadknight Street / Austin Street to the west and the unnamed
watercourse / Strachan Street to the east and encourage active street frontages.
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Ensure any new commercial development to the rear of properties on Main Street has
regard to sensitive residential interfaces.

Support an increase and diversification of tourist based activities and accommodation
in Birregurra.

Encourage adaption and re-use of heritage buildings, especially in Main Street, and
ensure new development provides a sympathetic design response to existing heritage
buildings.

Retain low building heights throughout the township and the single storey built form
of Main Street.

Consolidate civic, community and health facilities in a community node on the north-
east edge of the town centre.

Support retirement/aged care living in proximity to the community and health node,
and Main Street.

Direct any potential petrol station to locate in or close to the town centre, away from
the heritage core and identified township gateways.

Protect the ongoing integrity of industrial activities in the Industrial 1 zoned land and
encourage consolidation of industrial uses in this area.

Ensure any new development in the Industrial 1 Zone reflects the rural township
character of Birregurra and has regard to visual amenity.

New subdivisions should include a grid-based road network that easily integrates with
the existing surrounding road network. Avoid cul-de-sacs and battleaxe driveways as a
means of providing access to new residential lots.

Ensure roads provide safe access for all users and that road upgrades retain and
enhance the character of Birregurra and the informal nature of road reserves.

Ensure an efficient and cost effective provision of physical infrastructure that
addresses the ongoing needs of the community, whilst protecting the landscape and
township character values of Birregurra

Landscape, Environment and Open Space

Objectives

Protect and extend areas of native vegetation, including endangered EV/Cs along
waterways.

Protect and enhance the landscape character and view lines of township entrances as
defining elements of the north, east and west gateways.

To preserve and enhance the Barwon River corridor and connected waterways.

To establish a connected network of accessible public open space and recreation
facilities that provide a range of passive and active recreation opportunities.

To provide safe and improved opportunities for walking and cycling throughout the
town and encourage walkable neighbourhood design in new developments.

Strategies

Investigate the potential public open space corridor along the unnamed waterway
running south-west to north-east through the middle of the town and the development
of a linear shared pedestrian /cycle path connecting to parkland adjoining the Barwon
River.

Encourage built form along this open space corridor to:

Be appropriately set back from the waterway in accordance with
Corangamite CMA requirements.

Provide an active interface through the avoidance of solid fencing to this
boundary.
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Provide pedestrian access to the corridor where possible.

= To encourage the retention of trees where possible and the planting of new canopy
trees and understorey vegetation.

= Require the use of building envelopes or tree protection zones to protect vegetation on
lots that contain significant trees.

= Encourage the dominance of landscape over built form in residential areas.

= Improve open space provision as the community expands and improve linkages
between key destinations.

= Investigate development of the Tiger Rail Trail from Birregurra to Barwon Downs and
Forrest.
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Birregurra Framework Plan
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Skenes Creek
Overview

Skenes Creek is a coastal hamlet set on rolling topography at the base of the Otway
Ranges. There is a sense of openness to the town created by the spacious siting of buildings
and expansive views to the coast and hillsides. A green wedge corridor through the centre
of the township links the town with a vegetated hillside backdrop and is enhanced by
regeneration of indigenous and appropriate coastal shrubs around dwellings and public
areas.

Objective

= To protect the nationally significant Great Ocean Road Region landscape and the
distinctive landscape qualities and coastal setting of Skenes Creek township.

Strategies

= Ensure new development responds to the above key issues and achieves the following
Preferred Character Statement for the Character Areas identified at Schedule 4 to
Clause 43.02.

Skenes Creek Precinct 1 — Preferred Character Statement

This precinct provides a native ‘green wedge’ for the whole township, extending from the
hill slopes behind the town to the Great Ocean Road. The character of the precinct will be
strengthened by the planting and regeneration of indigenous and native vegetation.
Dwellings will be set far enough apart to accommodate substantial native bush areas
including canopy trees, and will be set substantially below the vegetation canopy. The
semi-rural feel of the area will be retained by the lack of fencing and frequent unmade
roads. Views to the dwellings will be softened by native vegetation in frontages to major
roads and in the public domain along road verges.

Skenes Creek Precinct 2 — Preferred Character Statement

This precinct will continue to be characterised by diverse coastal dwellings set amongst
established coastal gardens. The sense of openness will be maintained by setting the
buildings apart, minimising intrusive front fencing, and encouraging building forms that
respect views to the surrounding hills and coast. The precinct will be united by consistent
mature plantings of native and exotic coastal species in the public and private domains.

Kennett River, Wye River and Separation Creek
Overview

The structure plan for Kennett River, Wye River and Separation Creek articulates the
preferred development future for these coastal townships. Key issues to emerge from the
structure plan were that:

= Kennett River, Wye River and Separation Creek will remain as distinct coastal
townships nestled in the foothills of the Otway Ranges.

= The primary roles of the townships will be to provide housing for permanent and part
time residents and to provide a diverse range of holiday accommodation.

= The existing and preferred character of the townships is characterised by low scale
buildings which respond to the constraints of the topography in their coastal location
and generally sit below the predominant tree canopy height.

= The informal, open and spacious character of the townships is highly valued and
should be preserved and strengthened by new development.
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The impact of the townships on the natural environment will be as minimal as possible
with water and wastewater being sustainably managed and vegetation acknowledged
and valued.

Future development within the townships should respond appropriately to a range of
acknowledged environmental constraints including land slip, wildfire threat, coastal
inundation and erosion, storm water management, water supply and effluent disposal.

The townships have a low growth capacity and all future growth will be contained
within existing urban or appropriately zoned land.

Objectives

To protect and maintain the nationally significant Great Ocean Road Region landscape
and the distinctive landscape qualities and coastal setting of Kennett River, Wye River
and Separation Creek.

To support limited tourist, commercial and retail services to the townships.

To limit the growth of the coastal townships and discourage development
outside of existing settlement boundaries.

To preserve and enhance the environmental qualities of the townships and ensure
development responds to the preferred neighbourhood character.

To ensure that waste water from existing and proposed development is managed in a
way that minimises its impact on the environment.

To ensure that stormwater drainage systems respond to the constraints posed by the
townships unique climatic, geological and environmental setting.

To improve pedestrian access between the hamlets and the foreshores.
To plan for the impacts of future climate change.

Strategies

Maintain the existing settlement boundaries as identified on the framework plans
forming part of this clause.

Ensure that future growth of the townships is limited to infill development and renewal
contained within existing settlement boundaries.

Encourage any infill development within the townships, particularly tourist
accommodation, to locate in the flatter, less vegetated areas near the centre of the
townships (as identified on the framework plans forming part of this clause) but taking
into account the need to respond to climate change induced coastal hazards.

Ensure that any development outside the settlement boundaries is low scale and
sensitively sited with minimal impact on the landscape and meets the criteria of the
Great Ocean Road Region Landscape Assessment Study.

Restrict commercial and retail development to small, incremental changes to existing
facilities.

Maintain and preserve the natural setting of the foreshores by minimising new
structures in these areas.

Create or enhance safe pedestrian access from all parts of the townships to the
foreshores.

Encourage opportunities to improve the general store and cafe of Kennett River,
including incorporating an outdoor dining area and improved car parking areas to be
more landscaped and pedestrian friendly.

Encourage more diverse accommodation in Separation Creek with small scale projects.

Collaborate with State Government in developing and implementing new initiatives to
manage the impacts of climate change in the future.

Ensure all new development achieves the following Preferred Character Statement for
the Character Precincts identified at Schedule 4 to Clause 43.02:
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Kennett River Precinct 1 — Preferred Character Statement

This precinct will be dominated by continuous native bush, with dwellings set below and
amongst remnant canopy trees. Frontages will be open and consist of diverse native
understorey that screens views of buildings from roads. The low scale dwellings will avoid
prominent locations and ridgelines, and will be sited to provide for the reasonable sharing
of views to the coast where available. Vegetation will be retained or replaced with any new
developments to screen buildings when viewed from the Great Ocean Road. Innovative
house styles will be encouraged of a scale, materials and colours that blend with the bush
character and follow the topography. The informal bush character of the precinct will be
assisted by the streetscape planting and lack of formal kerbing.

Kennett River Precinct 2 — Preferred Character Statement

This precinct will consist of coastal style dwellings set amongst gardens of native species.
A spacious garden character will be maintained by setting buildings apart and encouraging
landscaping between dwellings. Dwellings will be carefully designed, sited and landscaped
to be unobtrusive when viewed from roads and to provide for a sharing of views to the
coast where available. Trees in both public and private domains will provide a sense of
continuity through the precinct and visually link with the adjacent bushland areas.

Wye River Precinct 1 — Preferred Character Statement

This precinct will continue to be characterised by dominant native bush that forms a
consistent canopy, linking to the adjacent bushland. Dwelling scale, bulk and siting will
respond to the site and topography, allowing space and setbacks to maintain native bush,
both as canopy and understorey. Buildings will be set beneath the canopy, and
appropriately sited and designed so as to allow for the sharing of views to the coast where
available, and to be hidden from view from the Great Ocean Road. The informality of the
streetscapes will be retained by the lack of front fencing, frequent unmade roads and
remnant vegetation.

Wye River Precinct 2 — Preferred Character Statement

This precinct will achieve a more consistent native vegetation coverage to provide a
unifying feature throughout. Space around dwellings will be sufficient to maintain trees
and understorey, and minimises the appearance of building bulk and density. On hill
slopes, buildings will relate to topography and be set amongst and beneath a dominant,
native tree canopy. Buildings and structures in prominent locations when viewed from the
Great Ocean Road will be designed to reduce their visual intrusion. Retention and planting
of canopy trees in the public domain and around dwellings will be encouraged to establish
a consistent tree canopy.

Separation Creek Precinct 1 — Preferred Character Statement

This precinct will consist of a mix of low, coastal style dwellings and newer coastal styles,
in established gardens and amongst native canopy trees in the vegetated hillfaces.
Dwellings will be of materials and colours that reflect the coastal setting, and be designed
and sited so as to minimise intrusion into views from roads, public spaces and adjacent
dwellings and impact on the topography. Establishment of native and coastal trees in public
and private gardens will unite the precinct and provide visual links to the surrounding
bushland and creek environs.
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Overview

Forrest is located 32.6 kilometres from Colac and is placed at the foothills of the Otways
approximately 161 kilometres from Melbourne and 76 kilometres from Geelong.

A Structure Plan for Forrest was adopted by Council (August 2011) and articulates the

preferred development future for Forrest. Key issues to emerge from the Structure Plan

were that:

= The role of Forrest as an outdoor recreation and tourism destination has been well
established over recent years along with an emerging trend for rural lifestyle
residential development.

= Forrest’s tourism functions will continue to play a primary role in the town’s growth
and development into the future.

M
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There are significant environmental constraints within Forrest including bushfire,
flooding and landslip risks that impact on future potential for expansion of the town.

Objectives

To support Forrest’s role within the Otways as a key destination for tourism and
recreational pursuits and as a small town with limited potential for residential growth.

To limit residential development to the existing urban area contained within Forrest’s
settlement boundary, subject to the outcome of further investigation into the viability of
development adjoining the north west edge of the town in accordance with the Forrest
Framework Plan attached to this Clause.

To encourage the development of accommodation facilities which contribute to the
viability of tourism and recreation-based activities.

To promote Grant Street as the primary location for future commercial activities
within Forrest.

To encourage development and activities which add commercial and recreational
diversity to the Forrest Township.

To ensure that the various cultural and environmental heritage assets of the township
are protected, maintained and continue to be articulated within Forrest’s private and
public realm.

To ensure new residential and commercial development is responsive to the
environmental, biodiversity, conservation and landscape values of the local region.

To ensure that development within Forrest responds to and mitigates any identified
bushfire risks.

To improve pedestrian access and movement along Grant Street.

To facilitate the provision of community services and social infrastructure within
Forrest which promote the town’s liveability and increase social equity.

Strategies

Maintain settlement boundaries shown on the Framework Plan in this Clause pending
detailed strategic assessment of bushfire risks and potential measures to manage
bushfire risk for the town and broader area.

Ensure that future growth of the township maximises infill development.

Concentrate small scale businesses and commercial uses (such as retail premises, shop,
restaurant, industry and accommaodation) along Grant Street between the Community
Hall and Turner Drive/Blundy Street.

Encourage some commercial development, particularly accommodation, to locate on
Rural Activity Zoned land taking into account the need to respond to bushfire risks and
the environmental values of the surrounding landscape.

Encourage the re-development of the existing general store to provide additional floor
space, an active street front and expanded provision of commercial services.

Encourage and consolidate street based retailing in the form of cafes and outdoor
seating on the eastern side of Grant Street.

Upgrade existing pedestrian infrastructure including new footpaths along the eastern
side of Grant Street to accommodate pedestrian access, seating and bicycle parking
and ensure any new development is designed to activate the streetscape.

Ensure land use and development does not detrimentally impact upon identified
significant flora and fauna habitats, including areas of roadside vegetation.

Support tourism related use and development within the town boundary taking into
account the need to respond to bushfire risks and environmental values and to protect
the amenity of nearby residential uses.
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Forrest Framework Plan
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Smaller Townships
Overview

It is important to protect the character of the smaller townships within the Shire,
particularly those located along the spectacular Great Ocean Road and nestled within the
majestic and beautiful Otway Ranges.

Township Master Plans (focussing on public infrastructure improvements) have been
prepared for Carlisle River, Gellibrand, Forrest, Barwon Downs and Beech Forest. Urban
Design Frameworks have been prepared for Beeac, Cressy, Lavers Hill and Swan Marsh.
The Master Plans and Urban Design Frameworks identify urban design and built form
opportunities to improve the presentation of these important centres in the municipality.

So as to improve the viability of small townships it is acknowledged that future planning
needs to anticipate and respond to the needs of existing and future communities through
provision of zoned and serviced land for housing, employment, recreation and open space,
community facilities and related infrastructure.

The Rural Living Strategy 2011 highlights the role of small towns and settlements in
supporting tourism and rural lifestyle demand.

The Rural Living Strategy 2011 also provides a strategic basis for future land use studies to
investigate opportunities for small scale expansion within some of the Shire’s small towns,
including Alvie, Beeac, Cororooke, Gellibrand and Beech Forest. Gellibrand and Beech
Forest’s growth potential will be subject to an investigation into fire risk and effluent
management issues.

Objectives

= To provide an attractive and safe residential environment within the smaller
communities of the Shire.

= To encourage development of smaller townships in the Shire that contributes to their
economic development, acknowledges and responds to environmental constraints and
protects the broader landscapes within which these townships are located.

= To facilitate the ongoing economic future of small communities.

= To recognise the different roles of smaller townships and centres containing a range of
community and other facilities.

= To maintain and enhance the environmental quality of small communities.
Strategies

= Ensure that development of the Shire’s small communities occurs generally in
accordance with relevant township masterplans, structure plans and other strategies.

= Encourage the development of small-scale economic activity which complements the
resources and industries of the region.

= Encourage the location of tourist accommodation facilities within small communities
in the region.

= Retain heritage places as significant components of the character and attractiveness of
smaller townships.

= Encourage high quality design input to development in small communities.

= Maintain existing township zonings in Alvie, Cororooke and Beeac pending the
preparation of town plans.

= Maintain existing township zonings in Gellibrand and Beech Forest pending further
strategic assessment of the potential for expansion having regard to bushfire risk and
effluent management.

= Otherwise generally restrict the expansion of communities in potable water supply
areas and areas subject to or at risk of landslip, high fire risk and flooding.
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= Encourage the implementation of landscape features that recognise indigenous flora
and fauna.

Specific Implementation
Policy guidance

Assess proposals in townships (other than Colac, Apollo Bay and Marengo) against the
following criteria:

= Development should not exceed 8 metres in height, unless special characteristics of the
site justify a higher structure and no off-site detriment is caused.

= Building site coverage should not exceed 50 per cent, except on business zoned land.

= The slope of the roof should relate to the topography of the surrounding landform.
Dominant or multiple angular roof slopes and designs should be avoided.

= External building material colours should be of muted toning and roofing material
should be non-reflective.

= External materials should be in harmony with the surrounding landscape of the
settlement.

= Landscaping should enable development to blend into the surrounding area. This may
be achieved by:

Using a mixture of low, medium and high growing native trees and
shrubs, including some species of trees with a growing height above the
roof level of the proposed building.

Providing replacement planting for vegetation that is removed.

When deciding on the design, siting, mass and scale of new development in townships
(other than Colac, Apollo Bay and Marengo) consider, as appropriate:

= Whether it is a major development node or a settlement with limited development
potential and only serving the immediate community.

= The visual character of the particular settlement and the likely impact of the
development on that visual character.

= The view of the site from the Great Ocean Road and major viewing points in the
Otway Ranges and the likely impact of the development on these views.

Rural Living
Overview

Council prepared and adopted a Rural Land Strategy (September 2007) which identified a
range of issues affecting rural land use in the Shire, and has since adopted the Rural Living
Strategy 2011. The Rural Living Strategy provides the basis for policy on the use and
development of land for dwellings and subdivisions in rural areas. It identified the
following in regards to rural living development within the Shire:

= Rural land traditionally used for farming is being used for lifestyle purposes in the
absence of land which can accommodate rural lifestyle demand. This is causing
problems associated with increasing property values inhibiting farm growth, servicing,
provision of infrastructure and conflict with adjoining land uses which has the
potential to undermine the objective of protecting the agricultural base of the Shire.

= The greatest opportunities to accommodate rural living development are around Colac
where there is greatest supply and fewest constraints for development.

= There are sufficient levels of services and infrastructure to accommodate demand for
rural lifestyle development in Coragulac.
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= There is scope to conduct investigations into the potential development of some
smaller towns in the Shire to accommodate some moderate township expansion, which
may contribute to the overall supply of land desirable for rural living purposes.

Objectives — Rural living

= To provide opportunities for rural residential style development in appropriate
locations that do not negatively impact on the ability to farm.

= To recognise the function of already-developed old and inappropriate rural
subdivisions as ‘de facto’ rural living developments;

= To restrict the intensification of existing old and inappropriate subdivisions and
prevent the further encroachment of rural living development on surrounding farming
land.

Strategies — Rural living

= Direct future rural living development to nominated areas where there are fewer
economic, environmental, social, land use and servicing constraints for settlement.

= Recognise the function of already-developed old and inappropriate rural subdivisions
as “de facto’ rural living developments.

= Restrict the development of existing old and inappropriate subdivisions through the
implementation of lot sizes which limit further subdivision and prevent the further
encroachment of rural living development on surrounding farming land.
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21.06 GENERAL IMPLEMENTATION

26/10/2017

o eedce;  Theobjectives and strategies identified in Clause 21 will be implemented by:

Using zones, overlays, local policy and the exercise of discretion

= Applying the Low Density Residential Zone to land within Coragulac to
facilitate rural residential development of land between the two areas zoned
Township.

= Applying minimum setbacks to identified main roads in the schedule to the
Farming Zone.

= Applying the Rural Living Zone to areas in Kawarren, Barongarook, Irrewarra,
east of Birregurra, Cororooke, Warncoort and Forrest to reflect existing
settlement and development patterns.

= Applying the Rural Activity Zone to an area of the Apollo Bay Hinterland with a
40ha minimum lot size.

= Applying the Rural Activity Zone to land north of Forrest with a 40ha minimum
lot size to support tourist development.

= Maintain the current minimum lot size provisions in the schedule to the Farming
Zone for subdivision of 40ha (with 80ha in the north east).

= Maintain 40 hectares as the minimum area for which no permit is required for a

dwelling in the Farming Zone (with 80ha in the north east).
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Applying the Design and Development Overlay Schedule 5 to land within the
Apollo Bay town centre.

Applying Design and Development Overlay Schedule 6 to land adjoining the
town centre of Apollo Bay.

Applying Design and Development Overlay Schedule 7 to all other residentially
zoned land within Apollo Bay and Marengo.

Modifying the boundary of Airport Environs Overlay Schedule 2.

Applying the Significant Landscape Overlay (Schedules 1-5) as identified in the
Great Ocean Road Region Landscape Assessment Study and the Apollo Bay
Framework Plan.

Considering applications for all areas affected by the Heritage Overlay in
accordance with Clause 22.01 (Heritage Places and Areas Policy).

Apply the Restructure Overlay to “old and inappropriate” subdivisions at areas
in Cressy, Gerangamete, Irrewillipe and Pirron Yallock.

= Applyingthe Parking Overlay Schedule 1 to the Colac CBD.

Applying the Parking Overlay Schedule 2 to the Apollo Bay CBD.

Applying the Commercial 1 Zone to the commercial core of Main Street,
Birregurra to encourage a consolidated town centre.

Applying the Design and Development Overlay (Schedules 11, 12, 13, 14, 15
and 16) to land within Birregurra.

Applying the Vegetation Protection Overlay (Schedule 3) to the Roadknight
Street entryway and an area south of the Main Street in Birregurra.

Undertaking further strategic work

Monitor the rate of infill development in Birregurra to make sure that the
substantial infill development opportunities that exist are being realised.

Undertake local bushfire assessments for the towns of Beech Forest, Forrest,
Gellibrand and Lavers Hill to further clarify their development potential.

Prepare a Master plan for Beeac. The work should include:

A Township Effluent Management Plan to determine capacity for infill
development and future growth.

Evaluation of development options immediately to the east and north-
west of the existing township zone.

Prepare a Master plan for Gellibrand. The work should include:

A Township Effluent Management Plan to determine capacity for infill
development and future growth.

Evaluation of development options in the vicinity of Gellibrand-Carlisle
Road and along the northern approach to Gellibrand.
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= Prepare a Development Plan for the Apollo Bay Harbour that is consistent with
the provisions of Schedule 2 to the Special Use Zone.

= Prepare a structure plan for Birregurra to manage future growth in a manner
responsive to environmental constraints and respectful of the unique qualities of
this township. This should be prepared and implemented before the advent of
sewerage to ensure development is properly controlled to ensure the preservation
and enhancement of the local character and natural and built form of the town.

= Investigate the development of policy guidelines to guide development within
the Birregurra township including materials, built form, height, setback and
colours and the appropriateness of a Design and Development Overlay to protect
its unique qualities.

= In conjunction with Barwon Region Water Corporation, assess the needs and
opportunities for reticulated sewerage in Birregurra and impacts on future
development.

= Update Overlays on completion of the Corangamite River Health Strategy.

= Update the Vegetation Protection and Environmental Significance Overlays to
incorporate revisions to the Ecological Vegetation Class mapping.

= Update the Land Subject to Inundation Overlay and schedule to align with
revised data and mapping when available from the Corangamite Catchment
Management Authority.

= Revise the Erosion Management Overlay following completion of the
Department of Primary Industries and Corangamite Catchment Management
Authority review.

= Consider applying the Salinity Management Overlay to areas recommended by
the Corangamite Catchment Management Authority.

= Investigate potential to accommodate additional township development on 2324
and 2330 Birregurra-Forrest Road, Forrest as part of a local bushfire risk
assessment.

= Prepare township plans for Alvie, Cororooke and Beeac to determine a revised

settlement boundary that supports growth of the towns in accordance with the
Rural Living Strategy.

= Investigate potential for expansion of Gellibrand and Beech Forrest subject to
further strategic assessment having regard to bushfire risk and effluent
management.
= Prepare an advertising signs policy for Colac and Apollo Bay.
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= Develop a set of ‘Standards for Open Space Development’ that will be used to
guide the provision of facilities in each open space area in line with the area’s
position in the open space hierarchy and nature or category.

Undertaking other actions

= Develop strategies to identify and, if possible, mitigate bushfire risk within the
Forrest Township.

= Maintain close linkages with the Corangamite Catchment Management
Authority, the Western Coastal Board, VicRoads, Water Corporations, the
Victorian Coastal Council, the Department of Sustainability and Environment
and the Department of Planning and Community Development to ensure
regional consistency is developed.

= Maintain and enhance the local road network, particularly links with Colac, to
support viability of Birregurra and encourage tourism.

= Undertake urban design and pedestrian infrastructure improvements for the
enhancement of the Grant Street core in Forrest.

= Investigate the land use planning implications of sea level rise and storm surge
associated with climate change and appropriate planning scheme responses.

= Identify and protect RAMSAR wetlands as important ecological and economic
assets.

. Identify and promote activities which illustrate and are sensitive to local Koori

history and culture.
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21.07 REFERENCE DOCUMENTS

26/10/2017

o et The following strategic studies have informed the preparation of this planning scheme. All

CXX relevant material has been included in the Scheme and decisions makers should use these
documents for background research only. Material in these documents that potentially
provides guidance on decision making but is not specifically referenced by the Scheme

should not be given any weight.

Settlement

" Apollo Bay Structure Plan (2007)

= Apollo Bay Settlement Boundary & Urban Design Review (2012)

. oS e L a0 0aT

. Colac 2050 Growth Plan (2019)

" Apollo Bay and Marengo Neighbourhood Character Review Background Report
(2003)

" Barwon Downs Township Masterplan (2006)

" Beeac Township Masterplan (2001)

. Beech Forest Township Masterplan (2003)

. Birregurra and Forrest Community Infrastructure Plans (2012)

" Birregurra Neighbourhood Character Study (2012)

" Birregurra Structure Plan (2013)

. Carlisle River Township Masterplan (2004)

. Colac Otway Rural Living Strategy (2011)

" Cressy Township Masterplan (2007)

" Forrest Structure Plan (2011)

" Forrest Township Masterplan (2007)

. Gellibrand Township Masterplan (2004)

. Kennett River, Wye River and Separation Creek Structure Plans (2008)

" Lavers Hill Township Masterplan (2006)

" Siting and Design Guidelines for Structures on the Victorian Coast, Victorian
Coastal Council (1997)

" Skenes Creek, Kennett River, Wye River and Separation Creek Neighbourhood
Character Study (2005)

. Swan Marsh Township Masterplan (2001)

. Colac Commercial Centre Parking Precinct Plan, AECOM (2011)

" Colac Otway Public Open Space Strategy (2011)

" Apollo Bay Commercial Centre Parking Precinct Plan, AECOM (2011)

. Colac CBD and Entrances Project, (2012)

Environment

" Biodiversity Action Planning — Otway Plain Bioregion, 2003

" Biodiversity Action Planning — Otway Ranges Bioregion, 2003

. Biodiversity Action Planning — Victorian Volcanic Plains Bioregion, 2003
. Biodiversity Action Planning — Warrnambool Plains Bioregion, 2003

" Central West Victoria Regional Coastal Action Plan (2002)
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. Central West Victoria Estuaries Coastal Action Plan (2005)

. Coastal Spaces Recommendations Report (2006), Department of Sustainability
and Environment

" Colac Otway Heritage Study (2003)

= Colac Otway Shire Three Towns Stormwater Management Strategy (2004)

= Colac Otway Stormwater Management Plan (2002)

= Colac Stormwater Development Strategy (2019)

. Corangamite Floodplain Management Strategy (2002), Corangamite Catchment
Management Authority

" Corangamite Native Vegetation Strategy (2006), Corangamite Catchment
Management Authority

" Corangamite Regional Catchment Strategy 2003 — 2008 (2003), Corangamite
Catchment Management Authority

" Corangamite River Health Strategy (2007), Corangamite Catchment
Management Authority

" Corangamite Wetland Strategy 2006 — 2011, (2006), Corangamite Catchment
Management Authority

= Draft Corangamite Salinity Action Plan (2003), Corangamite Catchment
Management Authority

" Great Ocean Road Region Landscape Assessment Study (2003)

" Municipal Fire Prevention Planning Guidelines (1997), Country Fire Authority

= Victorian Coastal Strategy 2014, Victorian Coastal Council

. Wastewater Management Issues Paper: Beeac (2005)

. Wastewater Management Issues Paper: Birregurra (2002)

= Wastewater Management Issues Paper: Forrest (2005)

" Wastewater Management Issues Paper: Kennett River (2002)

" Wastewater Management Issues Paper: Wye River and Separation Creek (2002)

. Domestic Wastewater Management Plan (2007), Colac Otway Shire Council

Economic Development

" Colac Otway Economic Development and Tourism Strategy (2004)

= Colac Otway Rural Land Strategy (2007)

= Colac West Industrial Area - Outline Development Plan for the Colac West
Industrial Area (1996)

. Colac Township Economic Development, Commercial and Industrial Land Use
Strategy (2017)
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Document Control

Version Date Reviewed
Exhibition Version 28 September 2018 SB/SC/DM
Final for Adoption Version 9 July 2019 SB/SC/DM

Acknowledgment

The Colac Otway Shire proudly acknowledges the Gulidjan and Gadubanud peoples of the Eastern
Maar Nation as the traditional custodians of the Colac Otway Region. We acknowledge that the
Colac 2050 Growth Plan is based upon the lands of the Gulidjan people.

We pay our respects to their Ancestors and Elders, past, present and emerging. We recognise

and respect their unique cultural heritage, beliefs and relationship to their traditional lands, which
continue to be important to them today and into the future.
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Map 1: Regional Context
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Part A Growth Plan

1.0 Introductlon

The Colac 2050 Growth Plan will guide the
way the City of Colac grows towards 2050.
The plan has been prepared by the Colac
Otway Shire Council, in partnership with
Regional Development Victoria and the Colac
Otway community. Colac 2050 aims to help
Colac become an even better place to live,
work and visit - it is about planning for the
future needs of residents.

Colac 2050 seeks to build on the City’s
strengths and support population growth,

by building on the City’s strong sense of
community, heritage, and its natural and
cultural features. Whilst achieving the vision
set out by the plan will take time, it is important
to start planning now.

Colac 2050 establishes a strategic framework
for the future planning and development of
Colac. The purpose of Colac 2050 is to:

e Set out a vision for Colac

* Establish principles, directions, and
recommendations for growth

* Identify the key strategic planning issues
facing the city, including community
aspirations and needs

Describe the preferred future directions
and the location of an urban boundary
in a framework plan which identifies the
medium and long term growth

e |dentify the appropriate planning controls to
manage growth

» Set out an implementation plan with
recommendations, priorities, actions and
processes required to make the plan
happen.

This Growth Plan updates the 2007 Colac
Structure Plan, and should be read in
conjunction with the Colac Township:
Economic Development, Commercial and
Industrial Land Use Strategy, 2017 which was
implemented into the Colac Otway Planning
Scheme through Amendment C86, and other
relevant municipal strategic documents. It has
also been informed by significant technical
assessments and background studies which
are documented in the Colac 2050 Background
Report.

R AR I

Colac 2050 Growth Plan Planning for Growth | Final For Adoption August 2019 4
Agenda Ordinary Council Meeting - 28 August 2019



1.1 Why do we
need Colac 20507

The Colac Otway Shire is part of the

G21 Geelong Regional Alliance which
encompasses five Local Government areas

in the Geelong region. In 2013, the G21
prepared the G21 Regional Growth Plan
(RGP), which has since been formalised within
the State Planning Policy Framework of the
Colac Otway Planning Scheme. The RGP
identified that the Geelong region and Colac
are expected to continue to grow, and formally
identifies Colac as a growth node in the region.
Colac is already seeing the beginning of this
trend.

The Colac 2050 Growth Plan responds to the
aspirational growth target of 20,000 people
by 2050 established by the RGP, a population
increase of around 8,000 from 2018 figures.
The Growth Plan sets the strategic framework
to guide future development. This target
reinforces the importance of Colac in the
region.

To date, growth and development in Colac has
been guided by the Colac Structure Plan 2007.
It provided for a low level of population growth,
and contained a relatively simple analysis of
current residential land supply. The final Colac
2050 Growth Plan will replace this plan and
provide strategic land use direction looking
towards 2050. The Plan uses the target date
of 2050, however, it is not important if the

\_/'ieW across Lake Célac
Photo by-Alan. Carmichael
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growth target is achieved in 2040, 2050 or
2060. Atissue is the need for Colac to plan
for land, services and infrastructure for a larger
population, and to use that investment to make
the City an even better place.

Colac 2050 is important because it establishes
a plan that will ensure that growth happens in
a positive way which fits with the community’s
vision and aspirations for the City.

Colac is well positioned for growth. Melbourne
is facing challenging growth pressures, and the
region is witnessing significant infrastructure
improvements, including the duplication of

the Princes Highway between Winchelsea

and Colac and improved train services.

With the potential for further increases in

the frequency of rail services to Colac, this

will provide an additional impetus to drive
growth by connecting Colac with Geelong

and Melbourne, as well as Warrnambool and
provide options to access higher education,
employment, as well as cultural and leisure
activities.

The City of Colac is affordable and well
serviced. This helps focus Colac’s appeal for
investment and residential growth.

Colac also has great opportunities to expand
as a destination for visitors - it is located at the
gateway to the Otways, Great South Coast,
and the Volcanic Plains district to the north.
Colac has opportunities to leverage residential
development and investment to expand its
leisure trail networks including the Beechy
Rail Trail and pathways along its creek lines
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and Lake Colac Foreshore, connecting nearby
hamlets such as Beeac and Cororooke. It is
home to beautiful heritage buildings, tree lined
streets, and famous Botanic Gardens.

Before European arrival in the district,

Colac was known as “Kolak” or “Kolakgnat”
which means ‘belonging to sand’ to the
Gulidjan People of the Eastern Maar Nation.
Ownership and custodianship of these areas
spans thousands of years and it is still present
today. Colac Otway Shire is still working with
Aboriginal People and Traditional Owners
groups today and values the importance of
cultural heritage and including the Aboriginal
community in discussions about land
management and caring for country. The
Colac 2050 Growth Plan allows us to grow that
relationship with Traditional Owner Groups and
the Aboriginal Community, and acknowledge,
celebrate, and include Aboriginal people,

and their stories and knowledge, in the future
planning and development of the City.

There is an opportunity to leverage
development of freehold land to integrate
future growth with the natural waterways and
water cycle for multiple benefits including:
water quality improvements for Lake Colac;
flood management; public open space; and
cultural heritage management.

Colac 2050 establishes a vision and framework
to steer growth into the future to ensure that
these opportunities are realised.

Attachment 10.1.10

1.2 How will this
plan be used?

The Colac Otway Shire will use the Colac 2050
Growth Plan to determine the application of
local planning policies, planning zones and
overlays. The Plan will guide the consideration
of proposed rezoning of land, and applications
for planning permits. Council will also use the
Growth Plan to inform the future provision of
infrastructure and services in the City of Colac,
and the development of projects to implement
key strategic directions including leveraging
development to facilitate the expansion and
upgrade of Colac’s open space network.

The Colac 2050 Growth Plan has been
implemented by Amendment C97 to the Colac
Otway Planning Scheme, which will provide
certainty for residents and landowners in
relation to the future planning of Colac towards
2050.
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1.3 Overview of
the Growth Plan

Colac 2050 Growth Plan contains two parts:
Part A - Growth Plan

Part A is the “Growth Plan” and includes

a Framework Plan to guide future growth,
along with principles, directions, and specific
recommendations in relation to several key
themes. These are described in Section 5.4 of
this Plan. The themes are:

* Urban growth
* Housing and accommodation
* Economic development and employment

e Acultural landscape, sustainability, and a
healthy environment, and

e Infrastructure.

Attachment 10.1.10

Part B - Implementation & Review

Part B contains an implementation

program for the Growth Plan. It establishes
recommendations for the application of overlay
controls, identifies the need for any further
strategic work or actions, and nominates the
circumstances for the review of the Growth
Plan.

The Growth Plan has been informed by the
Colac 2050 Background Report, relevant
technical assessments as noted in the
Background Report, the Colac 2050 Citizens’
Jury Report, and community and stakeholder
consultation as discussed in the next section.
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1.4 The Study Area

The study area for Colac 2050 is shown in Map
2 below. It is generally defined by the existing
City of Colac and surrounding farm land which
immediately adjoins the City.

The City of Colac includes the areas of Colac,
Colac East, Colac West, and Elliminyt.

LEGEND

L__‘-J Approximate Study Area
Melbourne -

L Warrmnambool
Raibvay Line

I Adterial Road
Map 2: Study Area
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2.0 Community and
stakeholder consultation

The Colac 2050 project commenced with a
background and technical assessment phase
which is documented in the Colac 2050
Background Report. This information was then
used to inform a wide-ranging community and
stakeholder engagement program.

The community and engagement program
provided a range of opportunities for people
to become involved and influence the project,
to facilitate a more robust outcome. Colac
2050 has been informed by a diverse range of
views and information gathered through two
key phases of community and stakeholder
consultation as shown below. Council has
chosen to invest in significant consultation
early in the project to allow the public to be
able to have a genuine opportunity to influence
the outcomes of the draft and final Growth
Plan.

Consultation sought to consider the broad
public interest and diverse ideas, as well as
making sure that a representative sample of
people were involved. This is because it is
important to consider diverse perspectives
from across the community early in the

process. This has helped to facilitate the
preparation of a robust draft Growth Plan
which aims to be widely supported.

2.1 Phase One:
Exploration Activities

Phase one of the consultation process
occurred from mid 2016 to early 2017. The
purpose of the first phase of consultation was
to:

* Inform and discuss the opportunities and
constraints which influence growth

* Explore the questions of where and how
Colac should grow, and

e Begin to develop growth scenarios or
options.

The results of this phase of consultation were
documented in the Colac 2050 What We
Heard Report and its Addendum.

Phase 3

Decision
Making
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Phase one opportunities included:
* Ajoint survey with the Council Plan

* Arequest for written submissions from
anyone in the community

* A community wall in the Colac Otway
Performing Arts and Cultural Centre

* Facilitated workshops, and

A follow up survey to explore levels of
agreement with growth options developed as
part of the earlier consultation activities.

A joint Council Plan and Colac 2050 survey
was undertaken between December 2016 and
March 2017. Several questions were related to
the Colac 2050 Growth Plan project. Over 350
people participated in the survey.

Written submissions were also requested

in relation to how and where Colac should
grow. Twenty-four submissions with various
suggestions were received mainly from Colac
residents.

A ‘Community Wall’ similarly posed the
question of how and where Colac should grow
and asked members of the community to
identify where they thought housing should be
located on a large aerial map of Colac.

Eight workshops were held which explored
how and where Colac should grow by
considering the opportunities and constraints
to growth, and options for where housing could

Students from Colac Secondary College
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be located. The workshops were attended by
116 people and included:

* Colac Secondary College and Trinity
College Student Leadership Group
workshops (separate sessions held at the
schools during school hours)

* Three community workshops at various
times — Wednesday evening, Friday
lunchtime and Sunday morning

* Business workshop — early morning
session

* Government and agency feedback
workshop

e Colac Otway Staff Senior Leadership
workshop

» Several Councillor briefings.

Various scenarios or options for the location
of residential growth were put forward by
stakeholders and the community as part of the
first phase of community engagement. Council
documented these scenarios and opened

the discussion to the broader community to
explore the level of agreement or support for
the various growth options. Various growth
scenarios were presented in a survey, which
asked people to rate their level of agreement
with the scenario and comment.

The survey was open to the public for
approximately three weeks and over 150
people responded.
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2.2 Phase Two: Deliberating
Colac 2050 Citizens’ Jury

The second phase of consultation pioneered
the ‘Deliberation by Design’ model, a process
incorporating elements of Enquiry by Design
(EbD) involving a citizens’ jury, and was held
late 2017 through to early 2018.

Citizens’ juries utilise independently facilitated
workshops to involve a representative group
of people from the wider community in the
decision-making processes. The jury make
recommendations to Council (who remain the
statutory decision maker). The Colac 2050
jury process integrated elements of an EbD by
including an urban designer in the independent
facilitation team, who was tasked to provide
independent information to the jury and
spatially test scenarios and options to assist
the jury with their deliberations.

Council used a citizens'’ jury process as the
second phase of consultation as:

+ It achieves a more robust and publicly
trusted Growth Plan. This is because the
process allows a representative group of
citizens from across the Shire to consider
the complexity of land use planning and
often difficult trade-offs which form part of
the strategic planning process

e Allows for a less adversarial, more
deliberative, and inclusive engagement
forum which aims to achieve a publicly
trusted outcome

* Helps achieve broad acceptance of the
Growth Plan into the future.

The Colac 2050 jury were recruited from
across the Shire, and jury members had to be
at least 18 years of age, and be a resident or
rate payer of the Shire. The jury was selected
to represent a cross section of the Colac and
Shire community based on age, gender and
place of residence.

The jury attended full day workshops across
three days in October and November 2017,
and a fourth day in February 2018. They were
asked to consider and make recommendations
in relation to three questions:

* How and where should Colac grow?

e What facilities, infrastructure, or services
are needed for a population of 20,0007?

* How should Council fund the growth of
Colac?

Of the 98 people who expressed interest, 46
jurors were selected, although the numbers
reduced over the course of the sitting days
primarily due to personal circumstances. The
number of jurors at the end of the third jury day
was 33.

The jury reconvened for a fourth unscheduled
day at the request of Council in response to
feedback from some of the jurors who wished
to have additional time to refine their report.
The final number of jurors for the fourth day
was 23. Many of the jurors who were unable
to attend the fourth day expressed support and
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well wishes to their fellow jurors.

The jury were provided with relevant
background information including:

* Colac 2050 Growth Plan Background
Report and references

e Colac 2050 Growth Plan “What we Heard”
Report and Addendum

» Other background information such as
maps and technical assessments.

All information was publicly available to the
broader community via Council’s website.

Over the course of the first three days, the jury
was presented with detailed information to help
them respond to their remit. The jury heard
from experts in the areas of:

* Stormwater/drainage management and
integrated water management

e Heritage
* Land use planning
e Urban design

e Development planning and funding
infrastructure

e Community infrastructure and
demographics.

The jury were assisted by Council staff,
facilitators and an urban designer who

‘i,“wlmlwhm
heuld ""“3“‘"

Colac 2050 C/t/zens’Jury, CounCIlIors
and support staff __
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responded to questions seeking clarification or
technical detail.

The jury also heard from several submitters
from the phase one consultation process.

The jury participated in facilitated sessions
which helped them to form their views and
make recommendations to Council. They
developed the following decision making
criteria to help inform their recommendations,
to ensure that the recommendation:

* Is good for Colac people of diverse ages,
backgrounds and abilities into the future
(social sustainability)

Is in keeping with the regional city
character of Colac and creates a mix
of scale in Colac’s urban design (social
sustainability and connectivity)

* Is economically and financially sustainable
for the long term not short-sighted
(economic/financial sustainability)

e Enhances the environment and takes
account of resources such as energy and
water (environmental sustainability).

On the third day, the jury contemplated in detail
the pros and cons of developing a number of
areas for both general residential and rural
living uses. They undertook a voting process
to ensure that there was consensus (at least
80% of the participants who agreed) with their
final recommendations.
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The fourth day provided the jury with an
opportunity to refine their report and consider
some aspects of their recommendations in
further detail. The Colac 2050 Citizens’ Jury
Report represents the combined efforts of a
group of people who were given a challenging
task. They were asked complex questions,
and were required to consider diverse and
technical information. They showed great
commitment, capability and spirit in their
resolve as a group to make well considered
recommendations to Council. Council at
their February 2018 resolved to use these
recommendations along with the outcomes
from the first phase of consultation to inform
this plan.

{ i
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2.3 Phase Three —
Decision making

The third phase of the project involved the
decision-making process. This was guided by
formal public exhibition of the plan, alongside
Planning Scheme Amendment C97 to embed
the Growth Plan in the Colac Otway Planning
Scheme. This process provided an opportunity
for public submissions and a review by an
independent Panel, coupled with a Council
adoption process. Council formally adopted
the Growth Plan in August 2019.
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3.0 Key Influences

The Colac 2050 Background Report identified

and analysed the key issues, opportunities and

constraints which assisted in determining the
key directions developed within the Growth
Plan. The key influences are set out below.

3.1 Policy
Context

Key State and local planning policy influences
are as follows:

Colac is a targeted growth node under
the G21 Regional Growth Plan and
Clause 11.09 of the Colac Otway Planning
Scheme, but is subject to a number of
constraints.

The G21 Plan nominated an aspirational
population target for Colac of 20,000
people by 2050. The Colac 2050 Growth
Plan responds to this target by nominating
a revised framework for growth, and
providing direction in relation to how and
where Colac should grow.

Colac is the major regional centre in

the Shire for residential, service and

manufacturing industry, retail, office

services, recreation and education

facilities. Major urban development

within the Shire including industrial and

c(;;ommercial expansion, is to be directed to
olac.

Clause 21.03-2 includes a summary
of the key issues, strategies and

recommendations from the Colac Structure
Plan (2007) most of which are still relevant

today. These include the following:

o There is an opportunity to increase and

enhance the amount of public open
space (both linear and non-linear)
through the development of land.

o Developing Colac as a ‘Botanic

Garden City’ with thematic tree
planting throughout the CBD, linking
the Botanic Gardens, Beechy Precinct
(Colac Secondary College area), and
Barongarook Creek corridor.

Colac 2050 Growth Plan Plannin
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Improving the outer approaches to
Colac with new landscaping, framing
views to the Lake and an emphasis on
reducing the visual clutter of advertising
signage.

Providing new and improved bicycle
lanes.

Inundation which affects the residential
investigation area along the Deans
Creek, would need to be mitigated
through a cost-effective engineering
solution prior to any development.

Rural residential areas in Elliminyt could
be potential long term urban growth
areas.

State policy directs that planning for urban
growth should consider:

o

o

Opportunities for the consolidation,
redevelopment and intensification of
existing urban areas.

Neighbourhood character and
landscape considerations.

The limits of land capability, natural
hazards, and environmental quality.

Service limitations and the costs of
providing infrastructure.

Providing community facilities
commensurate with community needs.

Restricting low-density rural residential
development that would compromise
future development at higher densities.

Providing for diverse and affordable
housing.

Protecting rural and agricultural
environments.

Climate change impacts.

Other strategic influences include the
Colac Integrated Water Management Plan
which identifies opportunities for leveraging
development to integrate Colac with its
natural water cycle and utilise this for
multiple community benefits.

g for Growth | Final For Adoption Augustlggw 14



3.2 Natural
and Urban
Environment

The key influences to note for the natural and
urban environment are:

Planning for future growth in Colac will
need to consider the impacts of climate
change and opportunities for climate-
ready actions. Based on current climate
forecasts, the key challenge for Colac will
be in relation to water, with higher average
temperatures, reduced annual rainfall, and
more extreme weather events. This raises
the importance of integrating development
with the water cycle to make Colac more
climate resilient.

Topography is a defining feature of Colac
and it will be important to avoid very steep
areas when planning for growth, and
manage impacts on views and landscape
character.

The areas subject to flooding and
inundation need to be considered when
identifying future residential land to avoid
the location of housing on land that has
significant flood risk. Some land which is
currently flood prone may be developable
as identified by the Colac Stormwater
and Drainage Strategy with appropriate
engineering works.

A large part of central Colac is affected by
the Heritage Overlay. Infill opportunities
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will need to be carefully balanced with the
existing heritage significance.

There is an opportunity to enhance and
celebrate Colac’s Aboriginal cultural
landscape and history.

The Colac CBD and Entrances Project
established a vision for Colac as a “Botanic
Garden City” and outlined several detailed
projects including enhancing the eastern
and western entrances of Colac.

There is an opportunity to develop Colac
as a ‘Botanic Garden City’ with thematic
tree planting throughout the CBD, linking
the Botanic Gardens, Beechy Precinct and
Barongarook and Deans Creek corridors.

The Colac Integrated Water Cycle
Management Plan reinforces the vision of
a Botanic Garden City with the opportunity
to create a linear network in Colac using
its waterways in conjunction with on-street
sections to create a circular pedestrian and
cycle network as a ‘Botanic Link’.

Flora and fauna is not a significant
constraint on the growth potential of
Colac on current evidence. However more
detailed studies will be required for any
new growth areas prior to rezoning and
development approval.

Lake Colac is a significant natural

feature in the Colac, and is an important
environmental, cultural heritage, aesthetic
and recreational feature for the community
and city.

The need to maintain an adequate supply
of Rural Living zoned land to protect farm
land from rural lifestyle pressures.

T T
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3.3 Demographics,
Social Profile and
Housing

The key influences to note in relation to
Colac’s demographics, social profile and
housing are:

17

Colac’s population grew at an average
annual rate of approximately 0.83%
between 2011 and 2016, which continues
the historical trend of modest population
rowth. It is anticipated that once the
uplication of the Princes Highway is
completed in 2019, the average annual
population growth rates will increase.

Colac has an older population profile than
Victoria and Australia, with over a fifth of
the population aged 65 years and above.
The trend towards an ageing population
has been consistent over the past 15
years.

In 2016, the median age of people in Colac
was 42 years, and children aged 0 - 14
years made up 18.1% of the population.
Colac has a larger population of residents
aged between 0-6 years compared to the
State average.

A relatively high percentage of the
community lives with some form of
disability in the Colac Otway Shire, higher
than the State average.

There are very high levels of relative socio-
economic disadvantage as set out in SEIFA
IRSD scores, with Colac in the 1st decile of
most disadvantaged places in Victoria.

Quarterly unemployment
Il Colac Otway Shire
1000

8

Number of unemployed people
8

20m 2012 2013

2014

800
0
Year
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The proportion of single parent families in
Colac was 18.7% in 2016, which is higher
than the State average (15.3%).

Most housing stock has three or more
bedrooms &c;n(ljy 20% of dwellings have
one or two bedrooms) which is below the
Victorian average and is mismatched to
household composition where over 33%
are sm%e or lone person households,
above the Victorian average of 24.7%.

In 2016, the median weekly household
income in Colac was $1,050, compared
with $1419 average for Victoria. Whilst
incomes are lower, housing costs (median
rent and mortgage repayments) are also
much lower than the Victorian average.

Colac has a diverse range of employment
industries including: health care an

social assistance; manufacturing; public
administration and safety; agriculture,
forestry and fishing; and retail trade.

The unemployment rate in the Colac
Otway Shire has steadily dropped in recent
times, and is significantly below the rate for
regional Victoria.

Median house values have recentl
increased, which matches anecdotal
evidence from local realtors and may
reflect the trend towards increased housin
values for towns closer to Geelong locate
along the Geelong Warrnambool rail and
Princes Highway corridors.

2018 2016 207

ad:
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Colac Population Pyramid 2016
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3.4 Facilities and
Services

The key influences to note for Colac’s facilities
and services are:

19

Open space in Colac is difficult to access
in parts of the City. Parts of west Colac and
Elliminyt have poor access to open space.

The type and quality of open space is
not always appropriate for the needs of
the City, and Colac 2050 presents an
opportunity to improve the open space
available to parts of the City.

The Colac Community Infrastructure Plan
(2016) prepared by Australian Social
Research (ASR) identified the following
community infrastructure needs to service
Colac to 2050:

o For most infrastructure types, existing
and planned facilities in Colac have the
capacity to satisfy current and future
demand through to 2050, which include
early years’ facilities, indoor recreation
facilities, schools, football/cricket ovals,
tennis courts, lawn bowls facilities,
netball courts, library, and ambulance
station.

o For some infrastructure types, there is
not sufficient or appropriate facilities to
cater for existing and future demand.
Modified, expanded or new facilities
will be required. For example, soccer
facilities, active reserve for low profile
sports, additional seating capacity at
Colac Performing Arts and Culture
Centre (COPACC), more community

T Ll o
|/ R e -1
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centre/meeting space, additional
parkland, larger neighbourhood house,
larger planned activity group centre etc.
are required.

Some community facilities are dated,
poorly designed and/or in poor
condition. Some early years’ facilities
have recently been partially upgraded
but still have aging infrastructure.
Similarly, some pavilions at sports
grounds and playing surfaces have
been transformed such as Central
Reserve, whilst others require
improvements.

Some facilities do not comply with
accepted design standards — netball
courts, lights over netball courts and
playing fields etc. Some facilities do not
meet contemporary design trends or
promote service integration — e.g. single
use, standalone maternal child and
health centre and kindergartens. Some
items are underutilised because of
declining demand — e.g. tennis courts.

The open space network in Colac

lacks quality, diversity and connectivity
- play spaces lack diversity and some
passive open spaces areas lack quality.
The path network is not extensive or
connected.
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* The Colac Otway Shire is responsible for
3 . 5 Tra ns p (o) rt planning and maintaining the local road
d P h - I network. The local road network in Colac
is largely sealed with many gravel roads
an ys ICa in the rural living areas. There is a need to
improve roads and footpaths throughout

I n fl'a S t I" u Ct u re the City, and unsealed roads will need

upgrading as part of future growth.

The key influences to note for transport and * Train services between Colac and Geelong
physical infrastructure are: and Warrnambool are limited and there is a

need for more frequent services to facilitate

* There is a need to provide for the employment, and access to education,
development of sustainable and liveable training and cultural and recreational
urban areas in an integrated manner to facilities.

assist with the development of walkable
neighbourhoods, and facilitate the logical and
efficient provision of infrastructure and use of
existing infrastructure and services. There is
an opportunity to utilise creeks as linear open
spaces for active transport corridors used for
walking and cycling.

» The Colac Otway Active Transport Strategy
(2013) contains specific walking and
cycling related infrastructure proposals
that highlight the importance of adequate
infrastructure to reduce car based travel
and encourage healthy lifestyles. It will
be important to ensure that footpaths and

+ Transport for Victoria is responsible for cycle paths are provided as part of growth.
planning the State’s arterial road network,
and VicRoads is responsible for their
maintenance. Transport for Victoria does
not currently have any funding to plan for or
construct a Princes Highway bypass of Colac,
and has advised they will respond to the
strategic direction established by the Colac
2050 Growth Plan should funding become
available. It is Council’s position to advocate
to the State Government to investigate the
social and economic impacts of a bypass to
inform any future decision on this issue.

* Inundation is a key issue in many
parts of Colac, and adequate drainage
infrastructure that meets the provisions of
the Colac Otway Planning Scheme and
Water Sensitive Urban Design (WSUD)
standards will be a key requirement to
facilitate sustainable growth.

Many parts of Colac remain unsewered
and constrained by the extent of the
traditional sewer district. Barwon Water has
advised that it will respond to the direction
established by the Growth Plan.

- - ..

Colac Station
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3.6 Commercial,
Industrial, and
Residential Land

3.6.1 Commercial
Land

The key influences to note for commercial land
are:

* Colac is serviced by a Central Business
District which is the primary area for retail
and commercial activities. The Colac
Township — Economic Development,
Commercial and Industrial Land Use
Strategy, 2017 found there is adequate
supply of commercial land requirements to
2050. The focus should be on developing
and promoting existing businesses, and
improving existing commercial areas to
attract new business through mechanisms
such as public realm enhancement.

* Smaller neighbourhood centres may be
required in growth areas at a future time.

* The CBD should remain the primary centre
for the City, and there is an opportunity
to improve the performance of retail and
commercial activities in Colac.

3.6.2 Industrial Land

The key influences to note for industrial land
are:

*  Amendment C86 implemented the general
recommendations of the Colac Township
— Economic Development, Commercial
and Industrial Land Use Strategy, 2017
and rezoned additional land for industrial
purposes to satisfy demand to 2050.
Industrial growth beyond that was not
considered in that strategy.

¢ To minimise land use conflict, there is a
need to avoid locating residential land uses

within the buffer distances of:

Attachment 10.1.10

* The waste-water treatment plant;
* The saleyards; and

» Existing important industrial uses such

as the sawmill at AKD, abattoir at ALC,
and Bulla’s operations.

3.6.3 Residential Land

The key influences to note for residential land
are:

There is a need for Colac to provide a
diversity of housing choice, and provide
opportunities for the provision of a wide
range of housing types for residents, short-
term holiday accommodation and tourists.

Construction figures from 2017/18 showed
an increased rate of dwelling development
in Colac at 64 dwellings per annum,
significantly higher than the previous year
at 38 dwellings for the 2016/17 period.
Whilst there is currently sufficient supply,
the purpose of the Growth Plan is to
identify land to meet a population target to
enable Colac to be ready for growth when
it occurs.

There are four major constraints to
residential subdivision:

o Extensive areas of land are currently
subject to inundation

o The extent of current sewer
infrastructure is limited

o The availability and viability of storm-
water infrastructure caused by flat land
gradients limits development, and

o Historic ad-hoc development patterns
necessitate strategic planning
intervention to achieve successful
subdivision design outcomes.
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5.0 The Plan

5.1 Mission 5.2 Vision

The mission of the Colac 2050 Growth Plan is The vision for Colac is described below:
to facilitate the following for Colac: _ _
Colac in 2050 will

A community that openly be a vibrant, safe,
welcomes diversity, healthy, inclusive and
inspires innovation and technologically advanced
provides a range of regional city. It is the
lifestyle opportunities whilst gateway to the Otways and
maintaining a botanical south west Victoria.
landscape where people

desire to live, work and It is a city focused on

visit. protecting and celebrating

its post-settlement

and Aboriginal cultural
heritage, as well as natural
environment.

The city draws on the core
concepts of sustainability
and liveability to create

a physically and socially
connected place that
meets the needs of all
ages and abilities. It

is a city characterised

by its strong local and
multi-faceted economy,
which provides diverse
business investment and
employment opportunities.

It is a botanic city that

is welcoming, engaging
and attractive to visitors,
and embraces its cultural
landscape, creeks and
Lake Colac as key features
of the town.
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The Growth Plan will help deliver this vision by:

* Providing for sustainable growth

* Protecting heritage values, identified
landscape features and rural land

* Providing for local employment
opportunities

* Improving water quality in its creeks and
Lake Colac

* Improving local transport options
especially for pedestrian and cyclists

e Supporting improvements to public parks
and the open space network

* Retaining opportunities for the expansion
of community infrastructure and
recreational and cultural facilities to match
the needs of the growing community, and

* Ensuring new areas connect into the
existing town and provide for safe
intersections with the Princes Highway

* Direct new development into areas of the
Shire with a lower risk of bushfire.

5.3 Role of the
Township

Colac is the main town in the Colac Otway
Shire and is located on the Princes Highway,
approximately 150km west of Melbourne. It is
adjacent to the picturesque Lake Colac.

Lake Colac is a key feature of the town and
was an important resource and focal point

for Aboriginal people and later European
migrants. It remains highly valued by the local
Colac community.

The town is the largest service centre between
Geelong (75km to the east) and Warrnambool
(110km to the west), and acts as the major
focus for a range of regional services including
retailing, business and professional services,
administrative and government functions, and

health and community services. It has primary

and secondary schools, and some TAFE
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sector offerings.

The retail and service core are located on

the Princes Highway (Murray Street) which

is characterised by a heritage precinct with a
range of architectural styles from the Victorian
through to Art Deco. The centre also features
a large urban park, the historic Memorial
Square, and State Heritage listed Botanic
Gardens located between the city centre and
Lake Colac.

The Princes Highway and Warrnambool-
Melbourne railway connect Colac with Geelong
and key regional centres to the west, including
Camperdown and Warrnambool. The transport
corridors form key east-west features of the
town.

Colac’s urban form is heavily influenced by
Hoddle’s traditional grid street pattern, Lake
Colac, and the topography of the land. With
Lake Colac to the north, the town has a
backdrop of the rising Otway foothills to the
south, and two creeks which meander on the
east and west side of the town: Barongarook
Creek and Deans Creek respectively. The
flat inundation prone areas of Elliminyt have
resulted in the town’s funnel shape, with
residential land focused around the grid-
based street core and narrow connector strip
which rises to the newer elevated areas of
Elliminyt. The flat inundation prone areas are
characterised by rural living uses, and farming
land sits beyond the town’s boundary.

Colac features significant industrial uses

which are mainly located to the east of Colac,
although a smaller pocket is also located to the
west.

Whilst State policy aims for densities of 15
dwellings per hectare for new residential
developments, as a regional town with
drainage and flooding constraints, new
development is more likely to achieve densities
that range between 10-15 dwellings per
hectare. It is important that new development
retains and enhances the country feel of

the town through design treatments such as
spacing between houses, and street trees
which contribute to the botanical theme of the
town.
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5.4 Principles and
Directions

The Growth Plan is spatially conveyed by the
Framework Plan shown on the next page,
and has been informed by three over-arching
concepts: diversity; sustainability; and best
practice.

The Growth Plan identifies principles,
directions and recommendations for managing
growth towards 2050, which are described

in the following sections under the planning
themes:

5.4.1 - Urban Growth
5.4.2 - Housing and accommodation

5.4.3 - Economic development and
employment

5.4.4 - A cultural landscape, sustainability, and
healthy environment

5.4.5 - Infrastructure.

Each of these themes and the overarching
principles and directions for growth, as well as
how they relate to each of the areas identified
in Framework Plan, will be discussed in the
following sections. Specific recommendations
which relate to an area or theme are provided
following the discussion. All recommendations
are noted in the Implementation Plan Table
and location map in Part B of the Growth Plan.

Attachment 10.1.10

5.4.1 Urban Growth

Colac has been identified as a node for
targeted growth in the G21 Regional Growth
Plan and Colac Otway Municipal Strategic
Statement. It is expected that the G21 region
will continue to experience increased growth
because of population pressures and housing
affordability issues in Melbourne. This is
already influencing second tier cities like
Geelong, and can be expected to flow on to
third tiered cities such as Colac. Furthermore,
because of infrastructure improvements such
as the duplication of the Princes Highway,
increased rail services, and a strong local
economy, Colac is well placed for growth. A
key purpose of the Growth Plan is to provide
the planning framework to guide future growth
when it occurs, rather than responding to
historical demand.

Residential Land
Demand

Historically, approximately 60 dwellings per
year are constructed in Colac. However,
recent data suggests an increase in the

rate of subdivision. In addition, anecdotal
evidence from industry and real estate agents
indicates a lack of rental supply and housing.
Furthermore, a key purpose of the Colac 2050
Growth Plan is to plan to meet a population
target, and not just consider historical rates of
residential development.

Existing Residential

Land Supply

In 2016, there was around 164ha of potential
land supply in the General Residential Zone
in Colac, much of which is constrained. The
lot supply was around 1600 lots, including
severely constrained lots. This equated to
about 16 years’ land supply (and potentially
more if the severe constraints such as
drainage and sewer connections can be
resolved). These figures are based on a take-
up rate of 60 lots per year. Should a higher
take-up rate occur, then supply would reduce
accordingly. Supply is also dependent on
household sizes, and if there is a significant
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Colac Framework Plan - Map 1 Land Use
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Colac Framework Plan - Map 2 Environment, Landscape & Connectivity
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drop in average household size, then supply
would also be reduced. It may be more
realistic to consider higher take-up rates
given predictions about regional growth.

State policy requires that a municipality
designate at least 15 years of lot supply in
areas identified for urban growth, consisting
of land suitable for general residential
purposes. However, a key purpose of the
Colac 2050 Growth Plan is to also plan

for targeted growth identified by the G21
Regional Growth Plan so that Colac is ready
for growth when it occurs.

Whilst it is important to establish the
framework for where and how Colac should
grow to meet the population target of 20,000
people (and potentially more), it is also
important to balance this by monitoring

land supply to ensure that there is not

an oversupply of residential land. It'is
considered optimum to have between 20 and
25 years supply.at-any given'time.

The-Growth Plan identifies land to meet the
population:target within the-revised urban
boundary. The implementation section
discusses staging and land supply monitoring
to ensure that there is sufficient supplyand
not oversupply:

The location, for future land-supply is
considered within the'context of Colac’s
physical constraints and identified in this
Growth Plan.

The residential land supply analysis indicated
that to meet a population target of 20,000,
Colac will need in the orderof 1800 dwellings
in-addition.to-existing land supply, and
greater than this if some of the existing
supply is not developed. Given Colac’s
traditional larger lot sizes;.this'is likely to
equate to around 170ha of new:land for
residential'development. «This.assumes that
the constraints which currently effect large
areas of existing supply can be resolved. The
primary constraints relate to inundation and
drainage, as well as connections to sewer.
This is. because-large areas of Colac are low
lying with little to no fall across the land.
Discussions with Barwon \Water have
indicated that they have capacity to extend
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their sewer network in line with the proposed
Framework Plan.

The Colac Otway Shire also concurrently
prepared the Colac Stormwater Development
Strategy, 2019 to inform the Colac 2050
Growth Plan and guide the feasibility of re-
engineering land to mitigate flood hazards.
This work has informed the Colac 2050
Citizens’ Jury’s deliberations, and has been
used as part of the development of this

Plan. Itis an important strategy because it
will guide drainage mitigation works over the
coming years to facilitate the development

of existing residential land as well as land
identified for residential purposes as part of
this Growth Plan. It will also inform shared
infrastructure plans to help guide the delivery
of shared infrastructure in a transparent, fair,
and equitable manner.
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Existing Land Supply -
DevelopmentPlans

The 2007 Colac Structure Plan identified
several areas for residential development
and Amendment C55 applied a Development
Plan Overlay Schedule 2 (DPO2) to the land.
These areas contribute to existing residential
land supply and are shown in map on the
next page.

The key purpose of a DPO is to coordinate
use and development of the land across
different landowners to facilitate the orderly
planning of the area. DPO2 has been
problematic in its effectiveness because

it allows the consideration of subdivision
applications prior to the approval of a
development plan, and it does not require
any consideration of shared infrastructure.
It is also seen as a constraint on the
development of the land by local landowners,
who often do not have the capacity or
capability to coordinate a development plan.

Since the approval of Amendment C55,
an area west of Queen Street and north of
Pound Road (map reference 8) has been
developed and the DPO2 planning control
is therefore superfluous and should be
removed.

Council has taken a lead role and prepared
and approved development plans for three
areas:

* Land bounded by Aireys Street, Main
Street, Irrewillipe Road and Hart Street
(map reference 6)

* Land bounded by Irrewillipe Road, Main
Street, Ballagh Street and Hart Street
(map reference 7)

* Land generally bounded by Sinclair
Street South, Hearn Street, and
Armstrong Street (map reference 4).

A development plan was prepared for a third
area directly to the north of these sites (land
north of Aireys Street, west of Main Street,
and east of Hart Street - map reference 5)
but was abandoned due to resistance from
landowners. A major issue was the allocation
of a central area of open space, and a
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lack of clarity around a land equalisation
mechanism, that is, a way to ensure that
landowners are fairly compensated when
their land is used for shared infrastructure
which benefits multiple landowners. Other
reasons residents opposed the draft
development plan included concerns about
safety and privacy associated with the open
space and proposed walkway, and not
wanting to develop. It may be prudent to
consider revising the extent of the mapped
DPO?2 in this area given that some lots have
been developed in the interim, and could be
removed from the overlay area if they are not
capable of further development.

DPO2 areas with no approved development
plan include:

e Land north of Harris Road, and generally
east of Queen Street (map reference 9)

e Land south of Jennings Street, and
generally north of Imperial Drive, and
west of Cants Road (map reference 2)

* Land west of Sinclair Street South, east
of Cants Road and generally north of
Hearn Street (map reference 3).

Finally, a development plan is currently being
prepared by Council because subdivision
applications have been received from
individual landowners in this area. The

area is west of Rifle Butts Road, north of
the Princes Highway and south of Lake
Colac (map reference 1). Despite no formal
mechanism to trigger a requirement for

a Shared Infrastructure Plan, Council is
preparing a Plan to provide guidance and
clarity in relation to shared infrastructure for
this area. It should however be formalised
through a requirement within the overlay.

It will be important to amend DPO2 to
explicitly require a shared infrastructure
plan or a similar mechanism to ensure that
shared infrastructure is delivered and its
burden is equitably considered, as well as
require that a development plan is approved
prior to the subdivision of land for residential
purposes. Furthermore, it will be important
for Council to continue to take a lead role

in the preparation of development plans for
the remaining DPO2 areas to unlock the
development potential in these areas.
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Development Plan Overlay Schedule 2 (DPO2) Areas in Colac
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Recommendations o Require the preparation of a shared
infrastructure plan informed by
1. Prepare a Planning Scheme Amendment relevant technical assessments
to: as part of the preparation of the
development plan.
o Review the extent of the DPO2 for
the area north of Pound Road and 2. Facilitate the preparation of the remaining
west of Main Street to refine the development plans covered by the
mapped boundary to exclude small amended DPO2 in Colac.
lots which have been developed where
appropriate.

o remove DPO2 from the area west of
Queen Street and north of Pound Road.

o apply a revised DPO schedule to
areas where no development plan has
been approved, or is currently being
prepared, which:

o Do not allow the consideration of
subdivision prior to the approval of
a development plan, and

Urban Consolidation Opportunities in Rural Living Areas

LEGEND
=== Settlement Boundary I Avea Subject to Flooding
Urban Boundary Area Subject to Inundation
Melboume - Rezone to Residential N
1 Warmamboool [ ] subjectto Development
Railway Line Plan /l
I Arterial Road

Colac 2050 Growth Plan Planning for Growth | Final For Adoption August 2019
Agenda Ordinary Council Meeting - 28 August 2019 195




Urban Consolidation

- uniti

Conversion of Rural Living
! | to G | Residential

In Elliminyt, land east and west of Main
Street, is currently zoned either Rural Living
or Low Density, and comprises approximately
152 ha and 231 ha respectively. It has

been historically constrained for urban
development because it is subject to flooding
due to its very flat nature. The land is not
connected to the existing sewer network

but is proximate to key infrastructure and
services within the town such as schools and
important areas of open space. Part of the
land east of Woodrowvale Road is, however,
within existing buffer distances of important
industrial land uses and is therefore
constrained to residential development.

There is a clear opportunity to intensify

the use of the land, excluding the area
east of Woodrowvale Road, if appropriate
stormwater infrastructure can be installed
and the sewer network can be extended.
Both factors appear achievable given

the findings of the Colac Stormwater
Development Strategy and advice from
Barwon Water. There is also an opportunity
to utilise the drainage and creek lines in
these areas to create the ‘Botanic Link’, the
open space corridor imagined by the Colac
Integrated Water Cycle Management Plan,
2014 and utilise the town’s creek corridors
and Lake Colac as an open space circuit.

The land should be rezoned to General
Residential in the future. However, given
the fragmented landownership, it will be
important for Council to take a lead role to
coordinate development plans for these
areas in a staged manner to:

+ Enable the drainage infrastructure to be
installed in a logical manner

* Integrate drainage with an expanded
open space network

¢ Facilitate the rehabilitation and
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improvement of the waterway and water
quality which discharges in Lake Colac

¢ Ensure a connected street network

* Facilitate shared infrastructure planning
and funding in a transparent and fair
manner, and

* Integrate landowners’ views in a
collaborative way.

Furthermore, because of the land ownership
fragmentation, it is anticipated that the
redevelopment of these areas will take
considerable time, resources and effort, and
whilst large in area, should not be relied
upon as Colac’s only residential land supply.
The land to the west of Main Street should
be prioritised in the short to medium term

to assist with unlocking the Deans Creek
corridor for land development. By prioritising
this area, development investment which is
required for the drainage infrastructure and
stormwater treatment improvements, are
more likely to be realised.

Recommendations

3. Support an application to rezone land
currently zoned Rural Living east and
west of Main Street Elliminyt to General
Residential, excluding the area directly
within the industrial area buffer, and
apply a Development Plan Overlay.
Apply the Development Plan Overlay to
ensure the orderly development of the
land, coordination of infrastructure, and
preparation of a shared infrastructure
plan.

4. Facilitate the coordination of
development of the land with the
landowners, prioritising the land to the
west of Main Street in the short term,
followed by the land to the east of Main
Street in the longer term.
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Greenfield Residential

crowth O uniti

Elliminyt Growth Area - Wyuna
Estate Expansion

The land west of the Wyuna Estate in
Elliminyt is just over 35ha and is well located
for residential development. There is an
opportunity to expand the Wyuna Estate

to the west and improve the connectivity

in this area to provide two additional street
connections through to Colac Lavers Hill
Road, and an additional connection into
Harris Street. There is also an opportunity

to extend and connect open space areas by
using the Beechy Rail Trail and connecting
this with the Colac Golf and Race Course.
Development should ensure that there is
road frontage to areas of open space, as
well as the Colac Lavers Hill Road. This is to
ensure that development fronts public areas
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and creates good passive surveillance. It
is recommended that the land is rezoned

for general residential uses subject to a
development planning process to coordinate
the orderly development of the land and
facilitate a shared infrastructure plan. This
should be landowner led, however could be
facilitated by Council in the medium term.

Recommendation

5. Support an application to rezone
land west of the Wyuna Estate to
General Residential in the short to
medium term. Apply a Development
Plan Overlay to ensure the orderly
development of land, coordination of
infrastructure, and preparation of a
shared infrastructure plan.

Elliminyt Growth Area - Wyuna Estate Expansion

LEGEND
—. Urban Boundary

Property Boundary

Area Subject to Flooding

Area Subject to Inundation

Rezone to Residential
Subject to Development
Plan
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Colac West — Deans Creek
Corridor

The Deans Creek corridor provides an
opportunity for residential expansion, as
recognised in the 2007 Structure Plan,
subject to the resolution of inundation
constraints. Some sections of the creek are
significantly flood prone with significant flood
depths. Also, some parts of the creek have
relatively intact riparian environs, whilst other
sections are heavily modified. Furthermore,
the lower reaches of the creek, particularly
near Lake Colac, are culturally sensitive and
significant sites.

The draft Colac Stormwater Development
Strategy, 2018 demonstrates that it is
technically feasible to develop for residential
purposes large areas of land which are
currently subject to inundation. The Strategy
provides guidance on how the corridor

could be reengineered to mitigate the flood
hazard in sections. The reengineering of this
corridor could create an open space corridor
for the community, improve habitat and water
quality, as well as manage an area of cultural
sensitivity by dedicating the area along the
waterway for open space purposes, and
recognising the area through appropriate
interpretive signage.

There is an opportunity to build part of the
‘Botanic Link’ and create a linear open space
corridor to connect with the Lake Colac
foreshore area for the benefit of all in the
community. Subdivisions should provide
street frontage to the open space corridor

to ensure that development fronts the open
space and creates good passive surveillance
opportunities. The Colac Integrated Water
Management Plan provides direction on how
a series of retarding basins or constructed
wetlands could enhance the area. This would
enable development of currently flood prone
areas, and would leverage this for public
open space, ecological benefits, and treat
stormwater to improve water quality for Lake
Colac.

The corridor is made up of three sections:
e South of the railway line

* South of the Princes Highway and north

Attachment 10.1.10

of the railway line

* North of the Princes Highway (west of
Rifle Butts Road).

South of ! 1 i

The southern-most section of the Deans
Creek corridor is almost 78ha. It is highly
modified pastoral land and very flat. The
channelized drain which forms part of Deans
Creek contributes to localised flooding
because it does not align with the low point
of the land. There is an opportunity to
reengineer the land and create an important
section of the ‘Botanic Link’. There is also
an opportunity to extend the existing grid
street network into this area to improve
overall connectivity, and facilitate the creation
of on-street sections of the open space
network. The interface with the railway
corridor will need to be managed carefully. A
street should run parallel to the railway line
to ensure that the rail and street corridor can
connect back into town and that development
provides passive surveillance of this area.

This section of the corridor should be
prioritised for development because of its
strategic location within the Deans Creek
corridor, consolidated land ownership, and
ability to unlock development opportunities
in other areas of the corridor, particularly in
the Rural Living areas to the north, through
the installation of drainage and stormwater
management infrastructure.

South of the Railway Line - Proposed
First Stage of Development of Deans
Creek Corridor
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Deans Creek Growth Corridor
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South of Pri Hial

This section of the Deans Creek corridor
relates to 67ha of land. The land is highly
visible with frontage to the Princes Highway.
It is also subject to a Public Acquisition
Overlay for the future duplication of the
Princes Highway west. It will be important to
ensure that development fronting the Princes
Highway delivers a service road to interface
with the Highway, to avoid back fences lining
the arterial road, and ensure good passive
surveillance of the area. Design based
controls should be explored to ensure that
development responds to important character
features such as space between buildings in
this visually prominent part of Colac.

There is also an opportunity to investigate
the potential for a neighbourhood centre

to service local needs generated by a new
population in Colac west. This would ideally
be located on the corner of Deans Creek
Road and the Princes Highway to benefit
from a strong movement network. It should
be investigated as part of the future planning
of this area.

This precinct is also partly covered by the
Bushfire Management Overlay. Future
design based controls must acknowledge the
bushfire hazard and plan future development
accordingly.

North of Pri Hiat

There is an opportunity to develop the land
north of the Princes Highway, west of Rifle
Butts Road for residential and open space
purposes. The land area is approximately
32ha. The freehold land contains part of the
Deans Creek corridor, and adjoins Crown
land in its northern section. This section of
the Creek is historically important to the local
Aboriginal community, and will need to be
managed carefully. There is potential for a
focal point in this area with a constructed
wetland and Aboriginal focus, in consultation
with the Eastern Maar. Also, the Colac

Rifle Club is currently located on part of the
Crown land, at the end of Rifle Butts Road.
Council should investigate opportunities to
find a suitable alternative location for the rifle
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club to avoid future conflict. There are also
opportunities to investigate suitable creek
crossing points at: the mouth of the creek
(which may be subject to periodic closure
during heavy rains); and the future extension
of Moore Street.

The land also straddles Deans Creek to

the west and interfaces with the rear of
industrial land on Rossmoyne Road. It

will be important to manage potential land
use conflict within industrial buffer areas. A
Development Plan Overlay can facilitate this
outcome.

Part of the land is was used for a timber
plantation which was recently harvested.
However, significant tree planting within

the creek corridor remains. This poses a
potential bushfire hazard which is identified
by the Bushfire Management Overlay (BMO).
Given the removal of the timber plantation,
the extent of the BMO ought to be reviewed
in the short term to determine the extent

of the bushfire hazard. Furthermore, future
design based controls must acknowledge the
bushfire hazard and plan future development
accordingly.

This section of the Deans Creek corridor is
likely to be staged after the upper reaches of
the Creek corridor have been developed.

Recommendations

6. Review the BMO mapping in Colac west
to identify the extent of the bushfire risk in
this area.

7. Explore opportunities to create a focal
point along the lower reaches of the
Deans Creek with a constructed wetland
and Aboriginal focus, in consultation with
the Eastern Maar.

8. Support applications to progressively
rezone land within the Deans Creek
corridor to General Residential in the
short to long term. Apply Development
Plan Overlay(s) to ensure the orderly
staging and development of land,
coordination of infrastructure, preparation
of a shared infrastructure plan, and
appropriate response to potential land
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use conflict within industrial buffer areas.

O

Prioritise the section of the corridor
to the south of the railway line for
rezoning in the short term to facilitate
the unlocking of development
potential in other areas of the
catchment.

Develop design based controls and
apply a Design and Development
Overlay (or similar) for the section

of the Deans Creek corridor which
adjoins the Princes Highway to ensure
that development appropriately
responds to important character
features such as space between
buildings.

Develop design based controls and
apply a Design and Development
Overlay (or similar) for the sections
of the Deans Creek corridor which
are within or near the Bushfire
Management Overlay to ensure that
bushfire risk is acknowledged and
future development is managed to
ensure it achieves a radiant heat
flux of less than 12.5 kilowatts/
square metre under AS 3959-2009
Construction of Buildings in Bushfire-
prone Areas (Standards Australia,
2009).

9. Investigate opportunities to find a suitable

Attachment 10.1.10

10. Investigate the potential for a
neighbourhood activity centre to service
local needs generated by the new
population in Colac west.

Rossmoyne Road Area

The land to the east of Rossmoyne Road has
Lake Colac frontage and is approximately
83ha. Whilst it is currently remote from the
urban areas of Colac, there is an opportunity
to connect this area back into town through
an extended open space corridor along

the lake. This could also form part of a
larger connection which continues through

to Cororooke, subject to further planning.
The land has a gentle fall and, with good
design, could provide a high amenity area
with view corridors through to the lake along
new streets. Development should provide
road frontage to the Lake to ensure good
passive surveillance. It is considered this
area should be the last area to develop

in terms of staging, to focus development
investment in the areas which are closest to
existing services. It is recommended that the
land is rezoned for general residential or low
density purposes once the extent of the BMO
and bushfire hazard has been determined.
The previous section noted the land is

partly covered by the Bushfire Management
Overlay, and the extent of the mapped

area ought to be reviewed in the short term

to understand the level of bushfire risk.
Furthermore, future design based controls
must acknowledge the bushfire hazard and

alternative location for the Colac Rifle
Club to avoid future land use conflict.

Rossmoyne Road Growth Area and Industrial Land with Buffer Area

Medium Term Residential
or Low Density
Investigation Area
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plan future development accordingly.

Rezoning should be subject to appropriate
development and infrastructure contribution
plans, at a point in time when sufficient
development has occurred in other areas of
Colac to ensure that there is no oversupply
of residential land.

The land adjoins an area zoned Industrial

1 which has a variety of modest industrial
uses, but no heavy industry. Given the
primary focus of future industrial activity to
the east of Colac, as noted by the recent
Colac Township: Economic Development,
Commercial and Industrial Land Use
Strategy, it is considered that this industrial
area should be rezoned to Industrial 3. This
will align the zone’s purpose as a buffer
between more sensitive uses. However,
future residential or low density development
to the north should provide suitable buffer
treatments within the development to
transition this area away from the industrial
area. This should be managed through the
application of a Development Plan Overlay
to the land. This could also provide an
opportunity for an open space link to connect
back through to the extended Lake Colac
Foreshore environs.

Recommendations

11. Once the extent of the BMO area is
identified, support an application to
rezone land east of Rossmoyne Road to

General Residential or Low Density in the
medium term.

* Apply a Development Plan Overlay
to ensure the orderly staging and
development of land, coordination
of infrastructure, preparation of
a shared infrastructure plan, and
appropriate response to potential
land use conflict within industrial
buffer areas such as an open space
corridor.

* Develop design based controls
that acknowledge bushfire risk
and manage future development
to ensure that it achieves a radiant
heat flux of less than 12.5 kilowatts/

Agenda Ordinary Council Meeting - 28 August 2019
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square metre under AS 3959-2009
Construction of Buildings in Bushfire-
prone Areas (Standards Australia,
2009).

12. Rezone land currently zoned Industrial
1 in Rossmoyne Road to Industrial 3
to reflect this area as a buffer industrial
area.

Colac South —Long Term

Investigation Area

The land south of Harris Road, west of the
Colac Race and Golf Course, is elevated
undulating land with views to Lake Colac. It
is also forms part of the upper catchment of
the Deans Creek. The land is predominantly
zoned Farming, with a small area of Low
Density Zone. The land is currently remote
from the residential areas of the town.
However, with the development of the

Rural Living land to the north for residential
purposes, it will at some stage be proximate
to Colac’s urban areas.

The land could provide high amenity
residential land in the future. It could also
provide an opportunity to extend the Deans
Creek open space corridor further south. To

Proposed Long Term Residential
Investigation Areas - Colac South and
Colac Wes
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preserve this opportunity, it is recommended
to rezone the land currently zoned Low
Density, to Farming. The area should
remain outside of the urban boundary for the
medium to long term. However, it should

be noted that the land could be suitable for
residential purposes in the very long term,
subject to further investigation. This should
only occur after the majority of land identified
in this Growth Plan has been developed.

Recommendations

13. Identify land south of Harris Road and
west of the Colac Racecourse and
Recreation Reserve as a long term

residential investigation area located
outside of the urban boundary for Colac.

14. Rezone land currently zoned Low
Density Residential south of Harris
Road to Farming to protect its long-term
development potential for residential
purposes.

Colac West - Long Term

[ N i A

The land to the west of Deans Creek Road
and south of the railway line, is part of the
wider Deans Creek catchment. It is currently
zoned Farming, and partially subject to
inundation. The land is currently remote
from the existing town. However, with the
development of the land to its east, it will
in the longer term, be proximate to Colac’s
main town area.

The land could provide a clear growth
corridor for the town, and an opportunity to
extend the Deans Creek open space corridor
further west. The area should remain outside
of the urban boundary for the medium to

long term. However, it should be noted that
the land could be suitable for residential
purposes in the very long term, subject to
further investigation. This should only occur
after most of the land identified in this Growth
Plan has been developed.

Attachment 10.1.10

Recommendation

15. Identify the land to the west of Deans
Creek Road and south of the railway line
as a long term residential investigation

area located outside the urban boundary
for Colac.

Rural Living and Low

Density O uniti

The Colac Otway Rural Living Strategy
(2011) identifies the threat to farming and
rural conservation land in the Shire from
the proliferation of lifestyle properties. It
nominates Colac and some of the smaller
hamlets surrounding Colac as ideal for this
type of development. It is recognised that

Rural Living and Low Density
Opportunities
4 .
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there is demand for properties which are
larger than the conventional urban lot, and
that many prefer to live on small acreage.
Whilst Colac currently has a supply of

Rural Living zoned land, this Growth Plan
recommends that these areas, over time,
transition to the General Residential Zone. It
is therefore considered, that the Growth Plan
should also identify Rural Living and Low
Density land to replace the areas which over
time, will transition to urban uses.

Whilst it is important for the town to provide
different housing and lifestyle opportunities,
it should also be recognised that Rural Living
and Low Density uses are less efficient and
sustainable uses of land compared with
increased housing densities, and create
increased pressures on Council to deliver
services and infrastructure across dispersed
populations. There is no requirement under
State policy for the provision of a minimum
area of lower density development, and there
should not be an oversupply of this type of
development. However, it is also considered
that there should not be any net loss of the
existing provision of Rural Living and Low
Density land.

East of Woodrowvale Road

The area of Rural Living land east of
Woodrowvale Road and west of Forest
Street, has not been identified for residential
purposes as part of this Growth Plan
because it is located within the buffer areas
of industrial zoned land and important
industry. Parts of the land are also subject
to flooding, and the roads are often rural in
treatment, lacking curb and channelling or
footpaths. The land is approximately 88ha in
area.

There is, however, an opportunity for some
intensification of the land by reducing the
minimum lot size of 1.2ha for subdivision in
the schedule to the Rural Living Zone. This
could be achieved by rezoning the land to
Low Density and applying a smaller minimum
lot size.

There may be an opportunity to transition
larger lots which are located proximate to the
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industrial uses to smaller lots further away,
and exploring the use of building envelopes
to help manage the buffer area. This

could be explored through a development
planning process. It is considered that a
more appropriate zone is the Low Density
Residential Zone, with a varied minimum lot
size in the order of 4000 to 8000sgm, subject
to a development planning process and
further investigation. This could be achieved
in the medium term and may require Council
assistance by leading a development and
shared infrastructure planning process.

Recommendation

16. Support an application to rezone land
currently zoned Rural Living east of
Woodrowvale Road and west of Forest
Street to Low Density in the medium
term where industrial buffers can be
appropriately managed.

* Apply a Development Plan Overlay
to ensure the orderly development of
land, coordination of infrastructure,
preparation of a shared infrastructure
plan, and appropriate response to
potential land use conflict within
industrial buffer areas.

East of Woodrowvale Road, and East of
Forest Street
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East of Forest Street

The land east of Forest Street, and north

of Woodrowvale Road is currently zoned
Farming and is approximately 91ha. It is
largely cleared pastoral land. It adjoins
industrial land to its north, which was rezoned
in 2017 as part of the implementation of the
Colac Township: Economic Development,
Commercial and Industrial Land Use
Strategy, and the Belverdere Estate, to the
south, an area of Low Density housing. The
land is prominent in Colac as it forms part of
the rural backdrop to the town with the rising
foothills of the Otways.

The land further to the east of the Belverdere
Estate, sits within the Barongarook Creek
corridor and is part of the lower foothills. It is
also zoned Farming, and is subject to several
planning controls including an Erosion
Management Overlay, and Significant
Landscape Overlay.

It is considered that the land to the east of
Forest Street and north of Woodrowvale
Road could provide an opportunity for high
amenity low density or rural living housing.
However, it is considered unsuitable for
conventional residential development
because of its visual prominence in the town,
and proximity to future industrial uses. This
should allow sufficient supply for low density
development for the foreseeable future.

Having said this, it is considered that the

land to the east of the Belverdere Estate
could provide an opportunity for low density
development in the very long term future,
subject to further investigation. It should
remain outside the urban boundary. However,
it should be noted as an investigation area
for low density development in the long term.

Recommendations

17. Support an application to rezone land
currently zoned Farming east of Forest
Street to Low Density Residential or
Rural Living in the medium-term where

industrial buffers can be appropriately
managed.

Attachment 10.1.10

* Apply a Development Plan Overlay
to ensure the orderly development of
land, coordination of infrastructure,
preparation of a shared infrastructure
plan, and appropriate response to
potential land use conflict within the
industrial buffer area.

18. Identify land east of the Belvedere Estate
as a long term Low Density investigation
area.

South of Harris Road and
West of Forest Street South

The land south of Harris Road and west of
Forest Street is currently zoned Farming
and is just under 120ha. It is largely cleared
pastoral land, and is subject to several
planning controls including an Erosion
Management Overlay, and Significant
Landscape Overlay. The land is steep in
sections with a major drainage line and
gully cutting through the land. It also has
an important high power transmission line
easement which cuts across the site from
south west to north east. The land includes
the former Old Beechy Rail line alignment
which provides an opportunity to extend the

South of Harris Road
and west of Forest Street South
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public open space corridor as part of future
development. There are also opportunities
for development to capture views to Lake
Colac. The land is considered unsuitable for
residential purposes because of the slope
and powerline easement, however could

be developed for low density or rural living
purposes subject to further investigation. It is
also considered that Florence Road / Friends
Road could form a natural boundary to Colac
in the south, however development should
commence from the Harris Road end in the
north given its proximity to existing services.
Development should also facilitate the
extension of Harris Road to the east across
the gully to improve road connectivity in this
area.

Any rezoning and development should be
subject to appropriate development plans to
identify the Old Beechy Rail Trail as public
open space, the extension of Harris Road,
and capture infrastructure contributions as
necessary.

Recommendation

19. Support an application to rezone land
currently zoned Farming south of Harris
Road and west of Forest Street to Low
Density or Rural Living in the medium
term.

* Apply a Development Plan Overlay
to ensure the orderly development of
land, coordination of infrastructure,
and preparation of a shared
infrastructure plan.

Attachment 10.1.10

South of Flaxmill Road —
= inct Pl . 0 unit

The land south of Flaxmill Road, and east
of the industrial land in the east of Colac

is currently zoned Rural Activity and is
approximately 31ha. Itis wedged around
an historical area of residential development
in Marriner Street. A large part of the land

is within the buffer area of the abattoir and
waste water treatment plant. The land also
has views across Lake Colac. The land has

South of Flaximills Road
and East and West of Drapers Road
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lacked development interest in the Rural
Activity Zone outside of the existing town
boundary. Alandowner has expressed
interest in developing part of the land for
housing. It is effectively an infill area within
the town and should be identified within the
urban boundary.

However, because of its proximity to
industrial land and important infrastructure,
it is not possible to rezone this land for
conventional residential uses at this point in
time. However, there may be an opportunity
to consider a nuanced approach through

a precinct planning exercise to consider
some of the land for residential uses if it is
not located within any important industrial
or infrastructure buffer areas. This should
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be the subject of a future investigation

and utilise a precinct planning approach to
manage any potential land use conflict within
industrial buffer areas, consider appropriate
planning controls, and identify suitable uses
within and adjacent to the existing industrial
and infrastructure buffer areas.

Recommendation
* Undertake a Precinct Plan for land
south of Flaxmill Road to identify
appropriate planning controls for the
area to facilitate development which

has regard to important industrial
buffer areas.

East and West of Drapers
Road

The land to the south of the Princes
Highway, north of the Colac-Forest Road,
and west of Drapers Road, has a relatively
fragmented land ownership with various
property sizes well below the 40ha minimum
typical of farming areas. It is about 125ha

in area. The land displays a range of land
uses ranging from accommodation through
to rural industries. The land sits adjacent

to industrial land and important industries
including a sawmill, and is therefore within
buffers of these uses. The industrial buffer
areas are important because they identify
an area where potential land use conflict
can occur. Given the importance of the
adjacent industrial area to the local economy,
it is paramount that the buffer areas are
managed carefully.

A disused service station to the west of
the Drapers Road — Princes Highway
intersection is a prominent building, and
forms part of a visually untidy entrance

to Colac. The topography of the land

at this intersection however, creates a
sense of boundary to the town as the land
commences its rise to the south west.

The land area west of Drapers Road is large
and picturesque. It could provide sufficient
supply for rural living development in the
long-term. Development will however,

need to manage the interface with industry

Attachment 10.1.10

Long Term Low Density and Rural Living
Investigation Areas
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by considering a range of lot sizes and
building envelopes transitioning away from
the industrial interface next to the sawmill,
to avoid land use conflict with industry. A
development planning process required
by the application of a Development

Plan Overlay, could identify appropriate
mechanisms to manage the buffer

zone. Development should also consider
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opportunities for connections back into
Colac.

As part of the rezoning the disused service
station, the contamination risk associated
the former use will need to be managed
appropriately. There is also an opportunity
to explore ways to improve the appearance
of this site as an important entrance to
Colac, in partnership with the land owner and
VicRoads.

The land to the east of Drapers Road

is visually prominent from the Highway,

and whilst well clear of the buffer areas

of important industry, is remote from the
urbanised areas of Colac. There are also
some rural industries in Triggs Road which
should be recognised. In the long-term
future, however, this area could provide a
natural extension to rural living uses as Colac
grows, subject to further investigation. It
should therefore be identified as a long-term
investigation area for Rural Living uses.

Recommendations

20. Support an application to rezone land
currently zoned Farming west of Drapers
Road and east of the industrial land, to
Rural Living in the medium-term.

* Apply a Development Plan Overlay
to ensure the orderly development of
land, coordination of infrastructure,
preparation of a shared infrastructure
plan, and appropriate response to
potential land use conflict within the
industrial buffer area.

21. Identify land east of Drapers Road as a
long term Rural Living investigation area.

22. Consider the application of the
Environmental Audit Overlay to the
former service station site on the corner
of Drapers Road and the Princes
Highway.

23. Explore opportunities to improve the
visual appearance of the disused service
station site near the corner of Drapers
Road and Princes Highway.
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Otherareas

North of Flaxmill Road
The land to the north of Flaxmill Road, has
frontage to Lake Colac and views across
the lake. It is currently zoned Farming.
However, it is located between the waste
water treatment plant and Colac Saleyards
further north. The land is also part of an
important view corridor of the lake as people
approach Colac along the Princes Highway.
It is therefore considered unsuitable for
residential uses and should remain outside
the urban boundary.

Colanda

Colanda is an area of Crown land located to
the east of Colac, currently managed by the
Department of Health and Human Services
(DHHS). The facility provides residential
services including residential disability
services, and is earmarked for closure in
2019, with a loss of over 200 jobs. The land
is wedged between industrial land to its
north and south, and farming land to its east.
Its southern boundary is the Barongarook
Creek. The land is fully serviced with
infrastructure fit for its current use.

Council is seeking Government to
strategically respond to the future planning
of the site and consider opportunities for

its future use before selling it. Given its
location proximate to industrial uses and
inside industrial buffer areas, conventional
residential development should not be
considered. There is however, a clear
opportunity as Colanda is located next to the
Barongarook Creek, for future development
to contribute to the ‘Botanic Link’, by

Colanda
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providing a public open space corridor along
the creek frontage.

The Geelong Cemeteries Trust has
approached Council to indicate that they
are in the process of considering options for
future expansion to cater for the long term
needs of Colac. They have indicated their
interest in the Colanda site. Whilst this is
one of the uses that could potentially go

on the land, there may be other compatible
employment related uses which could co-
locate on the land, and a master planning
process to consider alternative uses which
could include a future cemetery and / or
other compatible commercial or community
uses could be used to explore different
opportunities.

Urban Growth
Concluding Remarks

All development should integrate with the
existing township rather than developing as
separate areas. The staging of development
should commence from the urbanised side
of the existing town to ensure connections
with urban areas of Colac are realised, and
maximise the benefits of connecting into
existing infrastructure including sewer and
roads. Rezoning of land will not be supported
in the absence of appropriate planning
mechanisms to ensure development is
coordinated and achieves good urban design
outcomes, as well as planning controls
which plan for, deliver and fund shared
infrastructure.

Urban Growth
Principles and
Dj i

The following overarching principles and
directions have been developed in relation to
the theme of Urban Growth described in this
section (5.4.1).
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Principles

» To facilitate appropriate growth for Colac
in line with the G21 Regional Growth
Plan.

« To identify Colac as the preferred location
in the Shire for population growth as a
location with reduced threat of bushfire.

» To facilitate a more compact urban form
and avoid linear sprawl along the Princes
Highway.

» To identify suitable locations for
conventional residential, low density
residential, and rural living development.

» To ensure physical and community
infrastructure is adequately provided to
growth areas.

» To protect areas identified for longer
term urban growth from inappropriate
development.

» To ensure new urban development is
undertaken in a sustainable manner
having regard to matters such as
connectivity, water conservation,
stormwater treatment and reuse, and
energy conservation.

» To protect important industry and
ensure that industrial buffer areas are
appropriate managed to avoid land use
conflict.

» To protect areas from the threat of
bushfire and to prioritise the protection of
human life.

Directions

» Identify a revised urban boundary for
Colac which reflects the Growth Plan’s
recommendations.

» Direct residential development to areas
within the revised urban boundary.

» Support the rezoning of land identified
for development in the Colac Framework
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Plan in a staged manner, subject to
an QOutline Development Plan and/or
a Development Plan Overlay, which
addresses the matters raised in the
Growth Plan.

» Support the development of Shared
Infrastructure Plans and/or Infrastructure
Contributions Plans, or similar
mechanisms, to provide for, or contribute
to, identified infrastructure needs.

5.4.2 Housing and
Accommodation

Colac has historically developed a limited
range of housing types, most of which are
detached family homes with three or more
bedrooms. With an aging population, a high
proportion of people living with a disability,
and a trend to smaller household sizes, there
is an opportunity to develop policy to support
diverse housing and accommodation options
in Colac, which are close to services. This
includes different and smaller housing types
such as townhouses, units, or apartments
with one, two, or three bedrooms.

There is also a need for broader
accommodation options. The recent

Colac Township: Economic Development,
Commercial and Industrial Land Use
Strategy (2017) noted there is a shortage of
suitable worker and tourism accommodation.

Colac has historically developed larger

lots, and there are general infill housing
opportunities in the existing urban areas on
these larger lots, where they are proximate
to existing services such as the CBD and
schools. In addition to these general areas,
there are two areas in Colac of further note.

Attachment 10.1.10

Increased Housing
Diversity Area

E uniti

Colac Civic, Rail, and Health
Precinct

There is opportunity to plan for medium

to high density housing close to the Colac
Railway Station. The land is close to

the health precinct which includes Colac
Area Health, Colac Railway Station, Colac
Performing Arts and Cultural Centre, many
government services including Council,

and is located within the CBD. There is
potential surplus Government and Council
land, as well as underutilised freehold

land. A precinct plan could be developed to
coordinate the use and development of the
land to facilitate diverse accommodation that
is close to the CBD and services, and meet a
variety of needs.

Recommendation

24. Develop a precinct plan in the short
term in collaboration with: VicTrack;
Colac Area Health; other relevant State
Government departments or agencies;
and the community, to consider a holistic
response to maximise this land to
deliver diverse housing and short term
accommodation options.

| Colac Civic, Rail and Health Precinct |
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Colac CBD

Colac’s CBD is a large area, and whilst its
primary focus should remain for retail and
commercial activities, there is an opportunity
to encourage shop-top living to promote
renewal within the city centre and extend
activity beyond the core business hours.
Apartments nested in upper levels and
behind existing parapet lines could provide
different types of accommodation close to
existing services and facilities.

Recommendation
25. Consider opportunities for encouraging
apartment accommodation within the

CBD to facilitate diverse accommodation
options.

West End of Moore Street
Area Housing Renewal

Opportunity

The west end of Moore Street, east of the
former Colac High School site, has a high
proportion of public housing, developed in
the 1960s and 70s. The street patterns and
provision of open spaces are typical of that
era with curvilinear subdivision patterns and
public open spaces which have poor passive
surveillance. There is an opportunity to
engage with the Department of Housing and
Human Services to collaborate on a master
planning process, to explore opportunities
to modernise and diversify housing options
in the area, with improved connectivity, and
provision of public open space.

Attachment 10.1.10

Recommendation
26. Advocate to the Department of Housing
and Human Services and/or Registered
Housing Associations to collaborate on
a master planning process for the Colac
Housing Renewal area in Colac west
with landowners and the community.

Housing Renewal
Area West End of
Moore Street

Colac Residential Heritage
Precinct

Colac has two residential precincts which

are controlled by the Heritage Overlay. The
Colac Residential Precinct (HO307) is of note
because it is located next to Colac’s CBD,
and has been identified in policy as a location
to encourage infill opportunities. Whilst it

is close to town, the land is protected by a
Heritage Overlay, contains detached housing
on single allotments, and displays a relative
cohesive neighbourhood character with wide,
mature tree lined streets. The draft Colac
Heritage Built Form Review commissioned
as a background assessment to inform the
Growth Plan identified some discrepancies

in the mapping of contributory and non-
contributory buildings. It also recommended
that a revised Statement of Significance be
advanced in the Planning Scheme.

It is considered, that despite its proximate
location to the CBD, the area is not ideal for
substantial change or urban infill, although
some modest development could be
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lac Residential Heritage Precinct

accommodated. It is potentially a candidate
for the Neighbourhood Residential Zone
which would recognise the area for minimal
change, because of its identified heritage
significance and strong neighbourhood
character.

Council should consider exploring
whether the area should be rezoned to
Neighbourhood Residential Zone and
pursue a Planning Scheme amendment to
implement the findings of the draft Colac
Heritage Built Form Review.

Recommendations

27. Finalise the draft Colac Heritage Built
Form Review and implement its findings.

28. Investigate whether the Colac Residential
Precinct (identified as HO307) should be
rezoned to Neighbourhood Residential.

Agenda Ordinary Council Meeting - 28 August 2019
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Urban Design and
Subdivisi

Although Colac has a historically good urban
structure based on Hoddle’s grid, subdivision
patterns developed over more recent
decades, have seen: ad hoc development
with disconnected streets accessed by court
bowls; a lack of provision of open space and
footpaths; and ad hoc drainage solutions. It
is also important that future development
considers the ‘regional town feel’ of Colac
and complements Colac’s character. There is
a need for clear policy guidance to improve
urban design outcomes in subdivision
layouts, including the provision of street
frontages to open spaces, connected streets
with footpaths, and strategic stormwater
management solutions.
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Recommendation

29. Develop a ‘good subdivision design’
local policy to provide guidance in
relation to matters such as the need to
design with CPTED (Crime Prevention
Through Environmental Design)
principles providing street frontage to
public open space, avoiding court bowls
and enhancing street connectivity, and
requirements for infrastructure such as
footpaths.

Housing and
Accommodation

Princiol | Directi

The following overarching principles and
directions have been developed in relation to
the theme of Housing and Accommodation
described in this section (5.4.2).

Principles

* To ensure future housing development
complements the character of Colac and
provides a variety of housing types and
sizes, and includes affordable housing.

» To ensure that new subdivisions
incorporate sustainability principles
including energy efficiency and
connectivity.

» To ensure that new subdivisions are
designed to integrate with the water cycle
to enhance stormwater management,
ecological values, provision of public
open space, and management of cultural
heritage values.

» To ensure that new subdivisions provide
for community health and safety in their
design.
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Directions

» Encourage a diverse range of housing
types and sizes that considers
population growth, community needs and
affordability.

* Encourage medium density development
within 400 metres of an activity centre
and around areas of public open space.

*  Ensure that new subdivisions incorporate
principles of Crime Prevention Through
Environmental Design (CPTED) and
Healthy by Design.

»  Ensure new subdivision include
Environmental Sensitive Design, Water
Sensitive Urban Design principles and
stormwater re-use design techniques.

» Encourage urban design treatments in
new subdivisions to reflect the regional
character of the town.
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5.4.3 Economic
Development and

Employment

Commercial and industrial activity in Colac
is largely a good news story. With low
levels of unemployment, and an expanding
manufacturing and health sector, Colac is
well placed into the future for a thriving local
economy to sustain a growing population.
However, industry continues to provide
feedback that they cannot fill job vacancies,
there is relatively high youth unemployment,
there is a lack of suitable accommodation
for professionals and short term workers
who visit, and tourism and emerging green
industries are a largely untapped market in
Colac.

The Colac Township: Economic
Development, Commercial and Industrial
Land Supply Strategy was completed in 2017
and has been implemented into the Planning
Scheme. It provides guidance in relation to
the three subject areas noted in its title.

Commercial

The Strategy identified several outcomes in
relation to commercial and industrial land.
For commercial land these included:

» Council should focus on improving the
performance of existing retail/commercial
areas in Colac, rather than identifying
new areas for retail/commercial land.

+ The Colac town centre has several
unique aspects which could be drawn
upon as key strengths in any future
planning or design study, including
Memorial Square, Bulla Dairy Foods,
proximity to the Colac Botanic Gardens
and Lake Colac, and the existence
of a considerable number of heritage
buildings throughout the centre.

» Demand for approximately 12,000m?
of additional retail floorspace and
5,000m? of additional office floorspace,

Attachment 10.1.10

is forecast over the next 20 years in
Colac. Capacity exists for this floorspace
to be accommodated within existing
Commercial 1 and Commercial 2 zoned
land.

+ Colac’s office market is likely to focus on
the provision of office accommodation
for small to mid-sized businesses
that provide important services to the
surrounding region.

*  Other forms of development should
also be encouraged in the Colac town
centre that contribute to its role as a
regional centre that provides a wide
variety of facilities and services, including
visitor accommodation and community,
entertainment and cultural facilities.

* The majority of the demand for
additional retail/commercial floorspace
will be for locations in the Colac town
centre, although limited potential for
highway-based bulky goods retailing
may also eventuate to the west on the
Princes Highway. It is unlikely sufficient
demand will arise for a new stand-
alone neighbourhood centre elsewhere
in Colac in the foreseeable future,
although it would be prudent to consider
the potential for neighbourhood or local
centre development in the planning for
new urban areas.

* Having regard for a potential population
of 20,000 residents in Colac by 2050, it
would be prudent in longer-term planning
(i.e. beyond the next 20 years) to
consider the following:

« |dentification of a future direction for
any potential future expansion of the
Colac town centre; and

» Consideration of neighbourhood or
local centres when planning for new
residential areas.

Whilst the Strategy suggested that a future
plan could identify long term expansion of
the CBD, it is considered unnecessary at this
stage because Council seeks to encourage
investment within the bounds of the existing
CBD. There are many current commercial
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uses in the CBD which do not need to
operate from this location, and by moving to
industrial or Commercial 2 zoned land, could
free up additional land within the CBD for
retail, commercial, and cultural activities.

Industrial

In relation to industrial land, the Colac
Township: Economic Development,
Commercial and Industrial Land Supply
Strategy identified the need for additional
land supply for larger development sites. A
70ha parcel was rezoned in 2017 as part of
the implementation of the Strategy. Whilst
no additional land is considered required in
the medium or long term, it is considered
prudent to identify an area for long term
investigation as part of this Growth Plan
adjacent to existing industrial land in Colac’s
east, in order to preserve the opportunity in
the future.

Economic Development

Colac Township: Economic Development,
Commercial and Industrial Land Supply
Strategy (2017) noted opportunities for
growth in the following sectors:

* Transport and logistics

+ Tourism

» Green energy

+ Dairy farming and processing

* Health care and social assistance.

It also identified several ‘catalyst’ projects
for Council to undertake to foster economic
development opportunities. The projects
relevant to the Growth Plan include:

* Investigate the opportunities and
viability for the future development of an
intermodal freight facility for transport and
logistics purposes in the Colac region

» Identify opportunities to attract visitors
to Colac stay longer, whether for an

Attachment 10.1.10

overnight or a longer stay, while passing
through the town.

The Strategy also noted the need to improve
Colac’s ‘sense of place’: “Continually
improving overall ‘offer’ provided by the
township of Colac, including the presentation
of the town centre, housing choice, quality
of industrial areas, education opportunities,
recreation and community facilities, etc. will
enhance Colac’s reputation as a place to live
and invest.”

Several recent projects have sought to
implement place making initiatives to improve
Colac’s appearance, functioning, and
reputation to facilitate investment and land
development. These include:

+ Colac CBD and Entrance Project, 2012

+ Colac Otway Active Transport Strategy
2013-2023, 2013

» Colac Urban Forest Strategy, 2016
* Lake Colac Foreshore Masterplan, 2016

* Grant program to improve facades in
Murray Street, 2018.

Each of these projects provides actions and
recommendations to improve Colac’s ‘sense
of place’.

The CBD and Entrances Project, offered the
following vision for the CBD and entrances
which remains important:

¢ Become known as the ‘Botanic Garden
City’

* Be a pedestrian-focussed place, inclusive
community for people of all ages and
abilities

e Grow as a thriving rural centre of retail,
business and community services

e Connect to its natural systems of the
Lake and creek corridors

* Proudly express its heritage in the built
and natural environment
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* Be renowned for its collection of great
buildings from all eras of the City’s
development

* Present an impressive image along the
Princes Highway corridor, from the edges
of the City to its core.

Whilst part of the public realm in the CBD
along Murray Street has recently been
upgraded, much work remains. This
includes improvements to other parts of the
CBD public realm such as the extension

of upgrades to Murray Street further west,
streetscape improvements along Bromfield
Street, and reducing visual clutter. The
entrances to Colac also remain a prominent
issue in the community as the arrival
experience which people have of the

town as they enter. Furthermore, there

is an opportunity to create a ‘Boulevard’
treatment along Princes Highway. Street
trees planted along the entire length of the
Princes Highway within the town, from the
eastern through to western entrances, will
be an important part of this vision. It will be
important to facilitate the undergrounding of
the powerlines in the first instance to ensure
that the trees when planted can establish to
their full form.

emw ARSI IAPE AV SAYNTZVH
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Colac Area Health is experiencing continued
growth in demand for its services. Given its
substantial role in the local economy and
presence in the city centre, it is important
that the use and development of the area is
planned for in a strategic way. Council seeks
to collaborate with Colac Area Health to
assist with the development of Precinct Plan
to provide guidance in relation to the future
use and development of this area.

A key concern mentioned frequently in
discussions with community members is
the disused service station site located

near the corner of Drapers Road and the
Princes Highway. Council should pursue
opportunities to work with VicRoads and the
landowner to explore options for improving
this important intersection. Council should
also actively discourage development which
will visually detract from this important area,
and the western entrance to the town.

It is important that Council continues to
implement these strategies which aim
to improve Colac’s ‘sense of place’ and
liveability as part of the management of
future growth.
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Economic
Development and
Employment Principles

d

nd Directions

The following overarching principles and
directions have been developed in relation

to

the theme of Economic Development and

Employment described in this section (5.4.3).

Recommendation

30. Explore ways to facilitate the

31.

undergrounding of powerlines along the
Princes Highway within Colac and in the
CBBD to allow street trees to be planted
to create a boulevard treatment for the
Highway and City Centre.

Progressively implement place making
initiatives for Colac identified in Council
strategies.

32. Implement the actions identified in the

Colac Township: Economic Development,
Commercial and Industrial Land Use
Strategy, 2017.

33. Identify opportunities to encourage the

provision of short-stay accommodation
in Colac to service tourist and visiting
workers.

34. Collaborate with Colac Area Health to

Princiol

develop a Health Precinct Plan to assist
with the long-term use and development
of the area.
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To encourage development in the town
centre which enhances its appearance
and functionality to create a thriving and
vibrant town centre.

To build on the competitive advantages
of Colac as a place to invest and do
business, and focus on developing new
and sustainable businesses and local
jobs.

To recognise the important role played by
existing businesses located in industrial
areas in Colac.

To protect industrial precincts from
inappropriate land use and development
which may impact on their development
and operating potential.

To enhance an attractive rural landscape
at the entrances to Colac.

To enhance and strengthen the public
realm, and promote the town as a
desirable place to live.

To provide training and skills
development opportunities for the local
labour force.

To facilitate sustainable modes of
transport.

Directions

To consolidate the CBD as the primary
commercial centre in Colac and
encourage a diverse mix of uses and
activities.

To improve the performance of retail and
commercial activities in the CBD in terms
of improved levels of service, output and
employment.

Discourage the development of an out
of town neighbourhood centre unless it
is required as part of the Deans Creek
Growth Area, or as part of the expansion
of the existing local centre in Elliminyt.

Implement the findings of the Colac CBD
and Entrances Project, Colac Otway
Active Transport Strategy, and Colac
Urban Forest Strategy.

Consider opportunities to facilitate
improvements to the entrances of Colac.

Retain and further develop existing
businesses that meet existing and new
market opportunities in retail, commerce
and industry.
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» Attract new investment to Colac with a
focus on developing new and sustainable
businesses and local jobs.

» Attract a skilled and experienced labour
force to Colac by promoting the town as a
desirable place to live and where career
opportunities can be pursued.

* Provide training and skills development
opportunities for the local labour force.

» Encourage the development of
accommodation for workers and tourists.

* Identify opportunities to attract visitors to
Colac to stay longer, and promote Colac
as a tourism destination and gateway to
the Otway region.

* Improve support for events and
community activities, and promote and
facilitate place-based creativity and the
arts.

* Attract and encourage innovative
industries, and support industry sectors
based on the region’s strengths.

* Encourage light industrial, transport and
logistics operations located in the CBD to
relocate to land zoned Commercial 2 or
industrial areas.

* Maintain a buffer of non-sensitive land
uses between Colac’s industrial areas
and Colac’s urban areas.

* [dentify an area for long term industrial
use subject to investigation next to
existing industrial land in Colac east.

* Investigate the opportunities and
viability for the future development of an
intermodal freight facility for transport and
logistics purposes in the Colac region.
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5.4.4 A Cultural
Landscape,

Sustainability,
and Healthy

Environment

Cultural Landscape

The township of Colac is located on Gulidjan
Country of the Eastern Maar Nation, and is
an important cultural landscape for Aboriginal
people and Colac’s Eastern Maar citizens.
The Eastern Maar Country Plan notes, that
for Aboriginal people:

“Country is more than the land, water
and air, the plants and animals. It's
more than just what we can see — it’s
our spirituality, our Ancestors and
our connection. It is the way we feel,
the way we live and the connection
that holds and defines us. When the
health of our Country declines, so
does the health of our citizens — we
are all inextricably linked.”

Whilst Colac’s post European arrival history
is well documented and preserved, its
Aboriginal story is ongoing and less well
understood or celebrated by the broader
community. There is a clear opportunity to
improve our understanding, commemoration,
and celebration of the Aboriginal story which
spans thousands of years in the area. Whilst
the focus of Colac’s growth particularly

along its waterways, offers an opportunity

to learn more about this story, it will need to
be managed carefully. The waterways and
their environs are areas which hold great
cultural significance to Aboriginal people and
include some highly significant tangible and
intangible values. It is important that future
development considers this and preserves
the context of important areas within the
future open space network of Colac. It will
be important to provide Colac’s Maar citizens
with a voice to share their stories with the
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development and broader community,
to ensure that places of significance are
respectfully recognised, managed, and
celebrated.

Landscape Context,
Rural Areas, and Views

Colac is located at the juncture between
major changes in the landscape character in
the region. It sits on the edge of: Lake Colac,
the Lake district and volcanic plains that
span from the north east through to the north
west; and the rising hills of the Otways from
the south east to south west. The culturally
significant Red Rock is visible in the distance
to the north west as part of the volcanic
plains landscape. The pastoral hills and

low lying flood plains are visible elements
immediately adjoining the town.

The undulating land and rising hills to the
south cradle Colac and create a landscape
setting of rural pastoral hills to the south
east of the town. There are views of Lake
Colac and the volcanic plains from the hills
in Elliminyt. There is also an important view
corridor of Lake Colac when approaching
the town along the Princes Highway from
the east. This is facilitated by a natural
depression in the land through a drainage
line which meanders towards Lake Colac
across cleared pastoral lands. These
landscape settings and views are important
features of the town’s character and will
need to be considered as part of future
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planning. The views or landscape setting to
the east are currently not formally controlled
through the Planning Scheme and there is
an opportunity to identify and protect them
through planning controls, to ensure that
future development appropriately responds
to this element.

The rural hinterland surrounding Colac

is a key feature of its landscape setting
and character. The designation of an
urban boundary will ensure that rural land
is protected from ad-hoc urban use and
development pressures.

Waterways,
Stormwater, and the
Natural Environment

The Colac landscape is imbued with its
waterways: Lake Colac; Deans Creek; and
the Barongarook Creek.

Lake Colac is an ephemeral waterbody which
is an important cultural, environmental and
recreational feature of the town. Its health

is paramount to the communities which live
next to it. It also has important ecologically
significant areas such as the Lake Colac

Bird Reserve. The two creeks which flow
through Colac and into the Lake have
sections with high environmental values,
whilst other parts flow through pastoral plains
and have been channelised or modified.
Some sections suffer from severe erosion

View of Lake Colac
Photo by Alison Pouliot




which affects the water quality entering the
Lake. Furthermore, Lake Colac is managed
partly by the Colac Otway Shire and the
balance is managed by Parks Victoria, and
has an outdated management plan. There
is an opportunity to work collaboratively with
State Government, Aboriginal people, and
other stakeholders, to develop a current
Lake Colac Management Plan to consider
this important waterbody holistically and
strategically, and provide direction for the
Lake’s management into the future. It
should be noted that such a whole of Lake
Management Plan is distinct from the current
Lake Colac Foreshore Masterplan, which
only deals with the foreshore area in Colac
directly, and is managed by Council.
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In relation to Colac’s creeks, they are liable
to flooding which varies in intensity and
depth. The flooding is not always a result

of significant rainfall events and is also
intensified by: channelized sections of the
creek which lack water conveyance capacity;
a lack of grade or fall across the land to
convey water; and inadequate underground
drainage systems.

Urban development must consider this
constraint, and manage the flooding issues
to ensure that no urban development is
located on land which is flood prone. Flood
mitigation systems can be implemented to
reduce the effects of flooding in many areas
and enable some development to occur. The
Colac Stormwater Development Strategy
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Colac 2050 - Potential Open Space Network with
Integrated Water Management Areas

LEGEND
Property Boundary Existing Lake Colac . Investigate Open Space
Foreshore Open ~ Link around the Lake to
Space Corridor Cororooke and Beeac

Area Subject to Flooding

Potential Open Space Investigate extending
Corridor using Creek and the Beechy Rail Trail
Drainage Lines

Investigate On-road |:| Existing Open Space A

Water Treatment v Open Space Links
Infrastructure

Water detention facility
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(2019) provides guidance how to implement
coordinated stormwater management and
drainage solutions. It will be important to
coordinate and share the infrastructure
across many developments and ensure the
costs of stormwater measures are borne by
all the benefiting developments.

It is important that the Planning Scheme
accurately identifies those areas affected by
flooding and inundation through maps and
overlay controls as proposed by Planning
Scheme Amendment C90. Furthermore,
the flood mapping will need to periodically
be updated to reflect changes in flood risk
as areas are developed and flood mitigation
measures are installed.

The water quality flowing through the
creeks and entering Lake Colac is largely
uncontrolled and there is a unique
opportunity for future development to
enhance water treatment and environmental
outcomes in the creek environs. New
development must incorporate best practice
stormwater management principles including
Water Sensitive Urban Design techniques
to manage stormwater, drainage and flood
mitigation. This is particularly important

to improve the water quality entering Lake
Colac over time, and assist with ongoing
ecological improvements to the lake and its
environs. The management of stormwater

is critical to protect the environmental
values of Lake Colac from pollutants and
sedimentation.

To ensure the highest possible level of

Colac Botanic Gé;déb_a,
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stormwater quality, future developments

will be required to set aside areas for pre-
treatment of stormwater using methods

such as constructed wetlands and sediment
basins. All developments will be required to
model the treatments proposed to outline the
levels of Nitrogen, Phosphorous, suspended
sediments and litter that will drain from the
site.

There is also an opportunity for development
to include stormwater harvesting and re-

use to reduce overall water consumption,
particularly for use on recreational reserves
and public open spaces.

Colac sits within a broader Grassy Woodland
Ecological Vegetation Class (EVC), which
stretches into Lowland Forest to the south.

It has several different EVCs along its creek
corridors including Swamp Scrub, Grassy
Woodland, Swampy Riparian Woodland,
Riparian Forest, and Herb-rich Foothill
Forest. These are however, for the most part,
highly modified.

Whilst a high-level flora and fauna
assessment of the creek corridors was
undertaken as part of the development of
the Growth Plan, and no threatened species
were recorded, further assessments will be
required as part of urban growth to consider
relevant environmental legislation in more
detail. There is also an opportunity to
improve habitat and ecological outcomes as
part of future development, particularly along
the proposed open space corridors.




The Botanic City and
Botanic Link Pathway

The Colac CBD and Entrances Project and
Colac Integrated Water Cycle Management
Plan both utilised the botanic theme as
ways to reimagine Colac’s public places
and waterways. The Colac Urban Forest
Strategy more recently detailed tree planting
themes for Colac’s streets. These strategies
help achieve the community’s aspirations
for Colac to become a healthier, greener,
‘botanic’ city. The use of street trees which
reflect both native and exotic species and
celebrate the diverse history of Colac, can
provide a key place-making opportunity for
the town. The recently developed Lake
Colac Foreshore Masterplan also identifies
opportunities for enhanced pathways along
the foreshore and sections of Barongarook
Creek. It is important that these strategies
are implemented as part of future
development and capital works programs.

The creation of the ‘Botanic Link Pathway’ is
also a key part of the community’s aspiration
and an important urban structuring element
for the town. It imagines creating a series of
public open space trails around Colac using
its creeks, the Lake Colac foreshore, and
nominated streets. These trails would provide
safe, separated shared paths for cyclists and
pedestrians to move around the town, largely
along open space corridors. It is important
that the Pathway is integrated into future
stages of planning for growth, as well as
capital works programs for the existing urban
areas of Colac.

Climate change

The Barwon South West region is continuing
to get warmer and drier, and the more recent
climatic projections for south western Victoria
are for a generally drier and hotter climate
with higher frequency of extreme weather
events. The projections include:

* Average temperatures that will continue to
increase in all seasons
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* More hot days and warm spells
* Fewer frosts

e Generally, less rainfall in the cool season
(winter and spring). Changes to summer
and autumn rainfall are possible but less
clear

* Increased intensity of extreme weather
events such as extreme rainfall events
and subsequent flooding, and increased
bushfire risk, and drought.

Future stages of planning for growth in
Colac will need to consider climate impacts
and opportunities for climate-ready actions.
There is an opportunity for Colac to embrace
best practice climate-ready actions such as:
reducing the heat island effect by increasing
street tree plantings and implementing the
Colac Urban Forest Strategy; identifying
and protecting existing significant trees in
Colac; exploring further ways to reduce the
town’s carbon footprint and achieve carbon-
neutral status; examining ways Council can
encourage the adoption of technologies in
new development to achieve carbon neutral
outcomes. It also emphasises the need

to develop Colac with the water cycle as
identified through the Botanic Pathway Link
and Colac Integrated Water Management
Plan.

Managing Bushfire
Risk

As part of the implementation of the Victorian
Bushfires Royal Commission, the State
Government introduced a series of changes
to the provisions which manage bushfire

risk across the State. In December 2017,
Amendment VC140 changed the bushfire
provisions in the State Planning Policy
Framework for Bushfire at Clause 10 and
Clause 13, which now requires Planning
Authorities to prioritise the protection of
human life in areas of extreme bushfire risk.
This is achieved by ensuring that planning
assesses bushfire risk and considers
alternative locations to accommodate growth,
and directs development to lowest risk areas.
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There is a requirement that bushfire hazards
are assessed as part of planning for growth.

The Assessment of Bushfire Risk in the
Colac Growth Precincts Report (2018) has
been prepared to inform the Growth Plan.
The report assesses the bushfire risk at

the landscape, local and neighbourhood
levels. It identifies and responds to the risk
of bushfire for the land targeted for growth, in
accordance with the requirements of Clause
13.05 of the Colac Otway Planning Scheme.
Whilst there is extreme risk of bushfire
within the Shire, a landscape assessment
notes that high risk bushfire areas are
generally confined to the forested uplands
south of Colac township. The report notes
that vegetation in and around the growth
precincts is primarily grasslands and urban
development that pose a low bushfire risk.

An area of forest to the north-west of Colac
has been identified as a bushfire hazard.
This hazard is in the form of a mature, small
scale, managed native tree plantation. The
future development of the area may result

in the conversion of this plantation to an
urban use. In the interim, the preparation
of Development Plans that include more
detailed risk assessment and response to
the bushfire threat will ensure that any future
development adequately responds to the fire
risk.

It is also noted that future development
across all precincts will be managed in
accordance with the requirements of the
Bushfire Prone Area Mapping of the Building
Code of Australia.

It is also noted that existing and future
development across Colac is susceptible to
ember attack during a landscape wide fire
event. Existing building controls enforce

a mandatory BAL12.5 building standard in
the new precincts. It is important that new
development be managed in accordance
with the requirements of the Bushfire Prone
Area Mapping of the Building Code of
Australia. To ensure other new development
across Colac responds to the bushfire threat,
further strategic work could be considered on
protecting new development throughout the
township from the threat of ember attack.
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Recommendations

35. Develop a cultural heritage strategy
for the Colac region to: improve our
understanding of local Aboriginal culture
and stories; inform future development
and management of culturally significant
areas whilst adding to and not taking
away from a compromised cultural
landscape; and provide a balanced
narrative of cultural heritage in the Colac
area.

36. Investigate opportunities to improve
the education of: Colac Otway staff
and their contractors; the development
community; and construction workers,
about Aboriginal Cultural Heritage
Management.

37. Engage with the community to identify
important views corridors and landscape
elements such as views of Lake Colac
from Colac’s eastern entrance, and
protect with appropriate planning
controls.

38. Finalise and adopt the Colac Stormwater
Development Strategy to provide
guidance for the management of
stormwater in Colac.

39. Develop concept designs for the ‘Botanic
Link Pathway’ and stormwater facilities
identified by the Colac Stormwater
Development Strategy, to assist with a
future shared infrastructure contributions
plan.

40. Implement a long-term capital works
program to ensure that the ‘Botanic Link
Pathway’, including on-street sections,
is planned for and delivered as part of
Colac’s growth, for the sections which
Council is required to deliver.

41. Develop a Significant Tree register for
Colac and protect through appropriate
controls in the Planning Scheme.

42. Implement the Colac Forest Strategy.

43. Develop a strategy which considers
ways to integrate climate ready actions
and incentives to achieve carbon neutral
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44.

45.

46.

47.

development, and climate adaptation
outcomes associated with integrated
water management.

Explore opportunities with relevant
stakeholders to develop a new Lake
Colac Management Plan.

Ensure Development Plan Overlays
applied to future development land
adjoining or near identified bushfire
hazard areas require an assessment
and response to the bushfire risk.

Ensure new development in the
identified precincts is built to a
minimum BAL12.5 building standards.

Explore mechanisms to ensure new
development in Colac is resistant to
ember attack.

A Cultural Landscape,
Sustainability, and
Healthy Environment
Principles and
Directions
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Principles

To respect and include the Eastern Maar,
Guilidjan and other Aboriginal community
members in the planning of Colac.

To acknowledge, recognise, protect, and
celebrate Aboriginal culture, story, and
areas of cultural significance.

To develop and apply best practice
approach to engagement and cultural
heritage management with Traditional
Own