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Executive summary

Teesdale is a small rural township approximately 12 kilometres west of Bannockburn and 35
kilometres north west of Geelong, and with an estimated poplation of 1,791 in 2019. Teesdale is
the second largest town in the Golden Plains Shire and the township is recognised for planned
growth in the G21 Regional Growth Plan.

Golden Plains Planning Scheme Amendment C92gpla seeks to implement the Teesdale Structure
Plan 2020 into the Golden Plains Planning Scheme. The Teesdale Structure Plan 2020 establishes a
vision for Teesdale, identifies key planning issues and opportunities, includes principles and
recommendations for growth includng development requirements for the North East Growth
Precinct.

Specifically, the Amendment proposes to:

o delete the existing Teesdale Structure Plan map at Clause 02.04 (Strategic Framework
Plans)

¢ modify Clause 02.03-1 (Settlement) to include a new section on Teesdale providing the
key strategic settlement directions for the town

¢ include a new local policy Clause 11.03-6L (Teesdale) outlining detailed directions for the
future growth of the township and a new Teesdale Structure Plan map

* modify Clause 72.08 (Schedule to the Background Documents) to include the Teesdale
Structure Plan 2020 as a background document.

Twenty three submissions were received to the exhibition of the Amendment and fourteen were
opposed or seeking changes. Key issues raised in submissions included:
» the role of the G21 Regional Growth Plan in guiding future development
* adequacy of estimates for demand and supply of land for future growth
» whether adequate consideration has been given to alternative land supply options for
inclusion within the settlement boundary
* opposition to expansion of the Teesdale settlement boundary and township growth
e criticism of the inclusion of the North East Growth Precinct on the basis of constraints of
the area
* advocacy for inclusion of specific parcels of land in the settlement boundary
e criticism of proposed infill development due to potential negative impact on character
and lack of infrastructure
* concerns about protection of significant native vegetation
* concern about the adequacy of policy and strategies relating to Native Hut Creek
* management of bushfire risk, including policy response and settlement scale planning,
access to safe areas and mitigation measures of new growth areas
* infrastructure planning and quantity and quality of infrastructure in Teesdale
* the effect of infill development on town character.

The Panel considered the strategic justification and merits of the Amendment, including whether it
is:
* consistent with, and supports, the implementation of State, regional and local planning
policy
* supported by adequate background analysis to establish a robust growth framework for
Teesdale.
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While the Panel agrees with Council that there is strong policy support for the Amendmentin
many parts of Clause 11 (Settlement) in the Planning Scheme, the Panel has not been presented
with evidence that all relevant policies have been given due consideration. The Panel
acknowledges the detailed consideration given to the issue of bushfire risk recognising the
importance given to this matter in Clause 71.02-3 (Integrated decision making) and the need to
elevate the protection of human life over all other policy considerations. The Panel finds that
while there is some policy support for elements of the Amendment, there has been inadequate
consideration of all policies required to determine whether the proposed growth framework is
strategically justified and will result in a net community benefit.

Council relied on the growth framework established by the Teesdale Structure Plan 1997 as the
starting point for the review of the Teesdale Structure Plan 2020, and acknowledged that it
contained limited analysis to support its recommendations. The Panel does not accept Council’s
position that a non-planning matter, in this case honouring a past commitment on the settlement
boundary, falls within the intention of Objective (1)(a) of the PE Act with regard to “fairness”.

The Panel was presented with an Amendment that endeavoured to honour the commitments of
the Township Structure Plan 1997, and this resulted in elements of the Amendment not being fully
interrogated within the contemporary context of planning for growth, and elements not being
revisited or updated in accordance with policy.

The Panel is concerned that in preparing the Township Structure Plan 2020 the extent of
investigations and analysis of policy, opportunities and constraints has been constrained by the
assumption that future growth areas are set, in accordance with the Township Structure Plan
1997, and finds that important planning considerations were not given appropriate consideration
in determining the growth framework.

In summary, the Panel finds that the Teesdale Structure Plan 2020:

* is not based on an adequate assessment of supply and demand for rural residential land
to determine an appropriate future level of growth and associated settlement boundary

# has not analysed existing planning controls to determine whether they are appropriate in
the current policy context

* has identified many relevant planning considerations pertinent to developing an
appropriate growth framework but has failed to analyse these to establish future growth
areas and has instead relied on historical factors to set the settlement boundary

* has not comprehensively determined future community and physical infrastructure
needs.

The Panel appreciates the challenge of resourcing updates to strategic plans, and supports the
approach where only essential updates are made, and further work is postponed for subsequent
stages of the planning process. Council has prepared a structure plan for Teesdale which relies on
much of the detailed work being undertaken following introduction of the Amendment into the
Golden Plains Planning Scheme. The Panel considers that some of the detailed work is necessary
toinform and strategically justify the Amendment, and in this instance it falls short of what is
required to ensure that strategic considerations have been taken into account.

The Panel accepts that Council does not currently have a settlement strategy for the southern
section of the Shire, albeit Council is planning to undertake one and has been encouraged by
DELWP to do so. A settlement strategy would allow Council to more fully explore Teesdale’s role
in accommodating a certain level and type of residential development. The Panel does not see the
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lack of such a strategy as fatal to the Amendment, provided a robust investigation has been
conducted to determine an appropriate level of planned growth taking into account the town’s
role within the municipality. The Panel considers that further work is required to understand the
growth role of Teesdale in the region, associated land supply requirements for the town and the
settlement boundary.

The Panel put its mind to the disadvantages of delaying adoption of the Teesdale Structure Plan
2020 and Amendment until further work had been completed to address these issues. Asthe
Teesdale Structure Plan 2020 provides very little additional detail to the Teesdale Structure Plan
1997, the Panel considers that there is little disadvantage if introduction is delayed while further
work is undertaken either on a southern settlement strategy or to better understand and analyse
the opportunities and constraints around Teesdale, without fixed assumptions that rely on the
Teesdale Structure Plan 1997.

The Panel considers that the extent of further work required to strategically justify the
Amendment is too vast and fundamental to delay the current Amendment until it has been
undertaken. It is the Panel’s recommendation that the Amendment be abandoned, and a new
amendment be prepared following the completion of further work by Council to underpin the
Teesdale Structure Plan 2020 and associated amendment.

The Panel concludes:

Strategic justification:

* insufficient evidence has been provided to demonstrate support for the Amendment by
several planning policy areas, in particular Clause 16.01-3S (Rural Residential
Development)

* there has not been adequate background analysis to establish a robust growth
framework for Teesdale.

Land supply, settlement boundary and North East Growth Precinct:
* theland supply and demand assessment:
- provides evidence of an ample potential land supply to meet the role of Teesdale as a
smaller settlement within the municipality
- failstoinvestigate whether it is appropriate to supply additional rural residential land
in Teesdale and establish a demonstrated need for a particular quantum of rural
residential land
- does not provide a reasonable basis to underpin future residential land requirements
for Teesdale
* that significant changes in State policy have not been adequately taken into
consideration in the preparation of the Teesdale Structure Plan 2020 and the
Amendment to determine an appropriate growth framework
e that there is insufficient strategic justification to support the settlement boundary, and
inclusion of the North East Growth Precinct, as shown on the Strategic Framework Plan
map
e thereis insufficient strategic justification to identify an appropriate location for a “non-
urban break” on the Teesdale Strategic Framework Plan.

Native vegetation and Native Hut Creek:
* the Development Plan Overlay should provide for area the of land containing the Plains
Grassland to the west of Teesdale — Lethbridge Road to be excised from the Strategic
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Framework Plan to allow the issue of native vegetation to be further considered, as
proposed by Council

a vegetation assessment is required to inform the extent of land that can be developed
and the extent to which native vegetation will need to be offset.

Bushfire risk:

the application of the proposed local policy suggested by Council’s expert witness is not
clear, may impose more onerous requirements than State policy and is not supported
settlement planning for Teesdale would benefit from an exploration of matters to
improve the resilience of the community to bushfire including establishing a BAL-Low.

Infrastructure:

it is appropriate to remove the path proposed along the Bannockburn-Shelford Road
from the Strategic Framework Plan

based on the advice from Barwon Water, the North East Growth Precinct can be serviced
with water, subject to the outcomes of its regional servicing strategy

Council should consider including a reference to the need for drainage investigationin
the proposed Planning Scheme provisions

arequirement for flood studies and associated planning scheme amendment should be
included in Planning Scheme provisions, potentially in the schedule to Clause 74.02
(Further Work)

the planning and non-planning actions in the Teesdale Structure Plan 2020 relating to
traffic and car parking are appropriate

the Teesdale Structure Plan 2020 includes a high level appreciation of the feasibility and
costs of servicing infill development

it is critical to include in the Strategic Framework Plan any infrastructure that may require
development contributions to be delivered.

Landfill buffer:

Council should consult with and obtain agreement from the EPA prior to making any
changes to the wording or notations relating to the landfill buffer area on the Strategic
Framework Plan in the Teesdale Structure Plan 2020.

In addition to the issues above, the Panel considers that any updated Teesdale Structure Plan
should address the following:

a rural residential land supply and demand assessment following the guidance of
Planning Practice Note 37: Rural Residential Development would assist in preparing an
appropriate growth framework for Teesdale

assess the significance of native vegetation, consideration of targeted strategies in local
policy and the potential need for additional Victoria Planning Provision tools to protect
native vegetation

identify and assess the values, constraints and opportunities associated with Native Hut
Creek with consideration of additional specific strategies in local policy, in line with
existing policy for Bruce’s Creek in Bannockburn Clause 11.03-6L (Bannockburn)
improve the resilience of the community to bushfire including establishing a BAL-Low
safe area and investigating growth options to mitigate bushfire exposure of existing
residential properties
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¢ understand whether the town may be sewered and associated timeframes, as this has
critical implications for township structure planning, and ideally should be resolved prior
tofinalising the structure plan

+ understand community and social infrastructure needs for Teesdale in the context of the
broad region, and with consideration of existing and projected population and
demographics, gaps and deficiencies and recommendations.

Recommendation
Based on the reasons set out in this Report, the Panel recommends that:

1.  Golden Plains Planning Scheme Amendment C92gpla be abandoned.
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(iii) Teesdale Structure Plan 2020

The TSP 2020 is intended to be read in conjunction with the Teesdale Structure Plan Background
and Issues Report 2019 (TSP Background Report) and guides the future growth and development

of Teesdale.

The TSP 2020:

-

-

-

Sets a vision for the future of Teesdale.

Identifies the key strategic planning issues and opportunities facing the town,
including community needs and aspirations.

Establishes pnnciples, directions and recommendations for infill and greenfield
development.

Provides clarification of development requirements and future zoning for the
growth precinct to the North East of the town identified within the 1997 Structure
Plan.

Describes the general future direction of growth beyond the current structure
plan.

Provides future actions and implementation measures.’

A high level overview of factual information is provided as context relating to flora and fauna,
Native Hut Creek, agricultural land, Aboriginal cultural heritage, regional growth and policy and
stakeholder engagement.

An Issues and Opportunities plan identifies the following in relation to growth planning:
* need for a future planning scheme amendment for the Native Hut Creek Flood Study
* need for substantive augmentation of the water supply infrastructure for any new
greenfield areas
* recognition of the North East Growth Precinct and a S00 metre buffer to the former
landfill

e & & @

car parking opportunities

improvements to the shared path network
opportunities for well designed infill development
opportunities to encourage commercial development.

Guiding principles are grouped according to six themes: residential development, transport and
movement, open space and landscaping, community infrastructure and services, commercial
development and service provision. The principles include:

L

Ensure future growth continues to be low density, and will draw upon the
landscape, character and history of the town.

Avoid unplanned rezoning and ad-hoc subdivision.

Avoid residential development which encroaches into the buffers of any existing
noxious or hazardous uses.

Avoid environmental hazards where known, including steep land.

Ensure development is responsive to and seeks to minimise bushfire risk.
Avoid highly productive agricultural land where known.

Ensure future planning anticipates impacts on existing infrastructure.
Encourage infill subdivision and development.

! Teesdale Structure Plan 2020, page 3
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+ Ensure new growth maximises opportunities to connect on to existing road and
path networks.

* Ensure new growth includes modest amounts of street lighting for driver safety
purposes.

« Establish low maintenance native street tree planting along roads/paths/open
space in future developments.

« Utilise encumbered land (such as flood prone land) within greenfield sites for
open space purposes where practicable.

« Provide community infrastructure and services to meet the needs of the growing
population.

+ Leverage enhanced community facilities through developer contributions.

* Encourage low order services in Teesdale to provide convenience to residents,
such as a restaurant, café, pub and service station. Higher order services will
continue to be provided in Bannockburn and Geelong.

+ Encourage commercial development in the Township Zoned areas.

 Provide essential services and utilities in a timely manner o support the
growing population.

« Encourage the ‘'user pays' principles in the provision of services and public
infrastructure which is to be impacted upon as a result of development.

* Encourage government agencies and authorities which provide critical
infrastructure and services to participate in growth area planning.

« Lobby for public transport in Teesdale as the population continues to grow.

The Teesdale Strategic Framework Plan (see Figure 5 in Chapter 4) establishes the settlement
boundary, includes the North East Growth Precinct and identifies the proposed landfill buffer,
encourages commercial facilities in the Township Zone, encourages low density infill residential
development, and identifies proposed pathways.

The TSP 2020 states that the North East Growth Precinct has been “strategically identified"? for
residential development and sets out requirements to accompany a rezoning proposal including
the application of a Development Plan Overlay (DPO) and associated schedule. It also sets out
requirements for development contributions.

The TSP 2020 concludes with a one page action plan containing both land use planning and other
matters to be addressed in future years. Land use planning actions include:

+ Preparation of a Planning Scheme Amendment to implement mapping from a
native hut creek flood study commissioned by the CCMA.

* Preparation of a flood study for the tributary that flows into Native Hut Creek
from the West (crossing Jolly’'s Road).

+ Investigate the need for a better/modified car parking layout at the car park
opposite the general store.

e Acquire land adjacent to Native Hut Creek at the rezoning stage of the MNorth
East Precinct.

« Protect and enhance areas of high biodiversity in Teesdale.
« Ensure future development recognises Aboriginal Cultural Heritage *

* TSP2020, page 20
! TSP2020, page 23
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(iv) Teesdale Structure Plan Community Engagement Report 2019

The Teesdale Structure Plan Community Engagement Report (TSP Engagement Report) provides a
summary of findings and consultation activities undertaken in relation to the TSP Background
Report.

Consultation activities included a community survey (166 responses), two conversation posts (28
attendees) and direct contact with several agencies and service providers.

The survey was the primary engagement tool. It waslimited to ten questions, and asked
respondents about preferences for future commercial development, entrance features, street
lighting, street trees, car parking, connection to reticulated sewer, small scale community projects,
an open ended question about the type of community people wished to live in, and called for
suggestions for the TSP 2020.

Many respondents expressed a preference for Teesdale to retain its rural/country character with a
majority opposing connection to reticulated sewer.

(v) Authorisation

Ministerial Authorisation to prepare the Amendment was issued on 19 October 2020 by the
Department of Environment, Land, Water and Planning (DELWP). The Authorisation letter
included the following conditions:

1. Amend Clause 11.03-6L Teesdale to ensure that the policy directions of
Clause 11.03-6L Teesdale fully represent the guiding principles from the TSP
2020

2. Amend Clause 02.03-1 relating to strategic directions for Teesdale consistent
with the TSP 2020

3. Confirm the inclusion of the land area in the SW comer of the proposed North
East Precinct as part of the amendment, noting that this area is not included in
the Teesdale Structure Plan 1997 nor depicted as “Identified Planned Growth’
in the G21 Regional Growth Plan. If the area is to be retained, Council must
provide appropnate and specific planning justification for its inclusion for the
consideration of DELWP and is to amend the planning scheme amendment
documentation accordingly.

4. Confirm the rehabilitation status and current and intended future
infrastructure/use for the former Teesdale landfill site and integrate any
relevant matters regarding rehabilitation and future infrastructure/use into the
TSP 2020, the proposed ordinance, and the planning scheme amendment
documentation.

5. Amend the Teesdale Framework Plan in the TSP 2020 and in clause 11.03-6L
Teesdale by removing reference to “Future Investigation Area” in the Key to
the Framework Plan.

6. Correct all errors and inconsistencies in the TSP 2020 prior to exhibition to the
satisfaction of DELWP to ensure clarity and administrative certainty.
Examples of items requiring correction include:

a. Reference to MNorth West’ in Chapter 1 Introduction should be "North
East’

b. Correct the Regional Context in Chapter 1.1 Context to inform that the
northern parts of Golden Plains Shire are included in the Central
Highlands region, with the southern areas (including Teesdale)
included as part of the G21 region.
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on public exhibition so that submissions can be canvassed, and potentially considered by
a Panel.

Several parties raised concerns that they had not been given the opportunity to fully interrogate
proposed new growth areas with Council during preparation of the TSP 2020 and Amendment,
and raised the question - if not now at this Panel, then when might their issues be heard?

As required under the PE Act, the Panel has considered the issues raised in submissions and made
recommendations in the context of the proposed Amendment. The Panel accepts that it can
recommend that the Amendment be modified to include new growth areas if it considers these
strategically justified; but considers that this would constitute a transformation of the Amendment
which would require further procedural considerations.

The Panel notes submissions relating to the proposed new growth areas, but has not addressed
the issues in any detail or made recommendations relating to the merit of these proposals. The
Panel considers that any new proposed growth areas for Teesdale would need to be considered
through a separate amendment process or a future structure planning process.

The Panel notes submissions relating to the effect of infill development on town character, and
Council’s response that the Amendment is seeking to encourage infill development and town
character may change over time, which it considered acceptable due to benefits relating to
sustainability and land use efficiency in the context of “Teesdale already considered an example of
urban spraw!”.*> The Amendment does not seek to introduce any specific planning controls
relating to character in the existing township of Teesdale, and the issue has not been addressed in
detail by the Panel.

Issues relating to strategic justification of the Amendment are discussed in Chapter 3 and land
supply and settlement boundaries are discussed in Chapter 4.

2 Document 21, Council Part B Submission
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Miinisterial Direction No. 19: Ministerial Direction on the Preparation and Content of Amendments
that may significantly impact the Environment, Amenity and Human Health applies to an
amendment that:
¢ allows the use or development of potentially contaminated land, and/or trigger the
requirements of Ministerial Direction No. 1 or State Environment Protection Policy -
(Prevention and Management of Contamination of Land
# allows the use or development of land that could result in water, noise, air or land
pollution impacts on the environment, amenity or human health, including as defined by
State Environment Protection Policies
* allows the use or development of land within a buffer or separation distance for industry,
including as set out in the Recommended Separation Distances for Industrial Residual Air
Emissions — Guideline — EPA Publication 1518, as amended, and other relevant EPA
guidelines
* allows the use or development of land within a buffer or separation distance for an
industry engaged in materials recycling, refuse disposal, transfer station (waste and
resource recovery facility), including as set out in the EPA Victoria Best Practice
Environmental Management Publication 788.3, Siting, design, operation and
rehabilitation of landfills (Landfill BPEM), as amended, and other relevant EPA guidelines.

(i) Planning Practice Notes

The Explanatory Report discusses how the Amendment meets the relevant requirements of
Planning Practice Note 46: Strategic Assessment Guidelines, August 2018 (PPN46). That discussion
is not repeated here.

The following provides a summary of other relevant Planning Practice Notes.
Planning Practice Note 13: Incorporated and background documents (PPN13)

PPN13 provides guidance on the use of incorporated and background documents. Background
documents can be used as a basis for preparing local planning policies or requirements in a
planning scheme, or can be mentioned in a planning scheme as a source of useful background
information to a policy or control. Background documents have only a limited role in decision
making as they are not part of a planning scheme and do not have the status of incorporated
documents or carry the same weight. The key for determining if a document should be identified
as a background document is whether it can provide useful background information or general
advice to applicants or will assist in understanding a planning scheme.

The Amendment proposes to include the TSP 2020 in the Planning Scheme as a background
document which is considered appropriate for a document of this nature.

Planning Practice Note 37: Rural Residential Development (PPN37)

PPN37 provides guidance when planning for, or assessing proposals for, rural residential use and
development. Rural residential development refers to land in a rural setting, used and developed
for dwellings that are not primarily associated with agriculture. Because of its primarily residential
function, rural residential development requires access to most of the normal services and
infrastructure provided in urban settlements. Typically, it also generates urban residential amenity
considerations. The zones usually applied to rural residential land are:

e |DRZ

® Rural Living Zone
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¢ Green Wedge A Zone (note - can only be applied in metropolitan fringe planning schemes
= Planning Practice Note 62).

The Amendment does not propose to rezone any land. It does however identify land for future
residential growth and promotes low density residential development as the preferred form of
settlement growth.

Planning Practice Note 90: Planning for Housing (PPN90)

PPNSO was introduced in December 2019. It provides guidance about planning to accommodate
projected population and housing change. It points to policy in the Planning Policy Framework
(PPF) which guides urban growth planning and in particular:

* opportunities for the consolidation, redevelopment and intensification of existing urban
areas
neighbourhood character and landscape considerations
limits of land capability and natural hazards and environmental quality
service limitations and the costs of providing infrastructure
the relevant regional growth plan.

It notes that each municipality will experience the effects of growth in different ways and will need
to plan for this.

Other relevant practice notes

Other planning practice notes relevant to the Amendment are:
* Planning Practice Note 30: Potentially Contaminated Land (PPN30)
* Planning Practice Note 64: Local planning for bushfire protection (PPN64).

These practice notes are further discussed in more detail as relevant to each issue.
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Ms Mann took the Panel through a detailed list of planning policy that was considered relevant to
the Amendment. In addition to the settlement and bushfire planning policies referred to by
Council, Ms Mann identified the following provisions:

¢ Clause 14.01-1S (Protection of Agricultural Land)

e Clause 16.01-2L (Location of Residential Development in Golden Plains Shire)

e Clause 16.01-3S (Rural Residential Development).

Ms Mann submitted that these policies supported the inclusion of the RPG land within the
Teesdale township boundary and that Council appeared to be overly relying on a specific clause
(Clause 11.01-R Settlement— Geelong G21) to exclude RPG land and other sites from further
consideration as part of the growth plan.*

Mr Cameron Gray of St Quentin Consulting, representing Rocklea Pastoral Company (RPC)
(Submission 20), submitted that the TSP 2020 provided “reasonable and justifiable”*? direction for
land in the North East Growth Precinct, with the exception of the landfill buffer distance.
However, Mr Gray questioned whether sufficient strategic work had been undertakentoset a
settlement boundary and non-urban break and noted a number of other deficiencies. As part of
Mr Gray’s written submission to the Panel, a letter to Council was included as Appendix 2 which
commented on the earlier TSP 1997:

... the Teesdale Town Structure Plan was prepared and included in the Golden Plains

Planning Scheme at the time the new format planning schemes where introduced (20

May 1999). As such, the strategic directions of the Town Structure Plan and the

framework to guide decision making are now woefully out of date, and in our view

wildly inadequate to guide planning decision making both at present and into the

future. Given the rapidly evolving role of the G21 region broadly and the ongoing

growth and development of the township specifically, we have of the very strong view

that the preparation of a new Structure Plan for Teesdale, to set strategic directions for

the township's future growth and development and to provide a corresponding

framework to guide decision-making, is absolutely essential and well overdue.
Other developer submissions took a similar position to Ms Mann, suggesting that Council had not
thoroughly considered or appropriately weighted all policy considerations and that if it had done
so, additional land may have been included within the Teesdale growth framework. For example,
Mr Black of Insight Planning Consultants representing William McCann, Thomas McCann and Peter
McCann in trust for the McCann Brothers Trust (McCann Brothers Trust) (Submission 23)
submitted that it is appropriate for potential growth areas to be investigated as part of the TSP
2020 process, and “if the panel is concerned that this hasn’t happened in an appropriate way, we
submit that further work should occur now, rather than this Amendment proceeding without the
full interrogation of all the options”.2°

The EPA submission referred to previous advice given to Council under Ministerial Direction No.
19, set out in the letter of 15 October 2019. This advice directed Council to consider the following
issues in preparing a growth framework for Teesdale:
* separation distances, and whether any existing or proposed industries may generate
offsite impacts
e farming zone interface, and the need to consider amenity impacts from agricultural
activities

% Document 28, Panel Hearing Submission, Minter Ellison, page 6
¥  Document 25, Panel Hearing Submission, St Quentin Consulting, page 6
¥ Document 26, Panel Hearing Submission, Insight Planning, page 8
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demand assessment provides evidence of an ample potential land supply to meet the role of
Teesdale as a smaller settlement within the municipality, it fails to investigate whether itis
appropriate to supply additional rural residential land in Teesdale, and to establish a demonstrated
need for a particular quantum of rural residential land.

The TSP Background Report discusses some of the opportunities and constraints pertinent to
future commercial land supply in Teesdale. It does not identify whether additional land should be
made available, but the TSP 2020 principles indicate that its role is considered as a lower order
commercial provider and that no additional land is required.

There does not appear to be any analysis in either the TSP Background Report or the TSP 2020 as
to whether existing planning controls are appropriate or not. The TSP Background Report
identifies and explains the purpose of relevant zone and overlay provisions but does not explore
their relevance in the context of current State, regional or local policy, or the vision for Teesdale.
Both reports do identify the need for a future amendment to implement revised flood mapping,
which the Panel understands is not available at this time.

The TSP 2020 requires consideration of current policy in the Planning Scheme and key influences
affecting Teesdale, including community aspirations.

The Panel has not been presented with evidence that all relevant policies have been given due
consideration. It is not clear why the TSP Background Report only references a small number of
relevant State and local policies, specifically Clause 11.01-1R (Settlement — Geelong), Clause 13.02
(Bushfire), Clause 21.08 (Local Areas— Small Towns) and the Low Density Residential Subdivision
Policy when there are clearly many more relevant policies in the Planning Scheme (see Chapter 2).

The Panel acknowledges that Council prepared the SBRA to inform the Amendment and thus gave
more detailed consideration to the issue of bushfire risk. The Panel supports this approach in
recognising the importance given to this matter in Clause 71.02-3 (Integrated decision making) and
the need to elevate the protection of human life over all other policy considerations. This issue is
considered further in Chapter 6.

The TSP Background Report identifies many relevant considerations in planning for growth
including the natural environment, urban environment, existing strategies, planning scheme
controls, supply and demand for residential land, and community input. The Panelis concemed
however, that the extent of investigation and analysis of these considerations is constrained by the
assumption that future growth areas are set.

In relation to the settlement boundary Council took the firm position that it was already
established via the TSP 1997 and embedded within the Planning Scheme, citing support from
Objective (1)(a) of the PE Act with regard to “faimess”.

The Panel does not accept Council’s position that non-planning matters, in this case honouring a
past commitment, falls within the intention of Objective (1)(a) of the PE Act. The Panel finds that
important planning considerations were identified (such as areas of high biodiversity significance
and potential land use conflicts) but were not given appropriate consideration in determining the
growth framework.

The Panel considers the proposed settlement boundary one of the critical strategic foundations
underpinning the TSP 2020 and future growth for Teesdale. Chapter 4 explores this matter in
more detail however, the Panel finds that there is insufficient strategic justification to support the
settlement boundary as shown on the Strategic Framework Plan.
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In relation to community and development infrastructure, open space and other matters with a
relationship to land use planning, the TSP Background Report identified some community
infrastructure, open space and physical infrastructure servicing needs and the TSP 2020 includes
actions to support their provision. Infrastructure needs are considered by the Panel in Chapter 7.

The Panel makes a number of findings that raise questions about the strategic merit of the
Amendment in its current form:

o the decision about whether the town will be sewered has been raised as a possibility and
has critical implications for township structure planning. This ideally should be resolved
prior to finalising the structure plan

* astrategic infrastructure assessment would help inform township growth planning and
should be undertaken in any review of the TSP 2020

¢ it would be appropriate to undertake a community and social infrastructure needs
assessment for Teesdale to understand the needs of the local community in the context
of the broad region, with consideration of existing and projected population and
demographics, gaps and deficiencies and recommendations

e it is critical toinclude in the Strategic Framework Plan any infrastructure that may require
development contributions to be delivered.

In summary, the Panel finds that while there is some policy support for elements of the
Amendment, there has been inadequate consideration of the many other policies to determine
whether the proposed growth framework is strategically justified and will result in a net
community benefit. The Panel finds that the Amendment:
& is not based on an adequate assessment of supply and demand for rural residential land
to determine an appropriate future level of growth
* has not analysed existing planning controls to determine whether they are appropriate in
the current policy context
* has identified many relevant planning considerations pertinent to developing an
appropriate growth framework but has failed to analyse these to establish future growth
areas and has instead relied on historical factors to set the settlement boundary
* has not comprehensively determined future community and physical infrastructure
needs.

The Panel put its mind to what would be the disadvantages of delaying adoption of the TSP 2020
until further work had been completed to address these issues. As the TSP 2020 provides very
little additional detail to the TSP 1997, the Panel considers that there is little disadvantage if the
TSP 1997 is retained in the Planning Scheme while the further work required is undertaken by
Council either relating to a southern settlement strategy or to better understand and analyse the
opportunities and constraints around Teesdale without fixed assumptions that rely on the TSP
1997.

The Panel considers that the extent of further work required to strategically justify the
Amendment is too vast and fundamental to delay the current Amendment until it has been
undertaken. It is the Panel's view that the current proposal be abandoned, and a new amendment
be prepared following the completion of further work by Council to underpin the TSP 2020 and
associated amendment.
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Clause 11.02-1S (Supply of urban land)

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

Ensure that sufficient land is available to meet forecast demand.

Plan to accommeodate 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.
Planning for urban growth should consider:

+ Opportunities for the consolidation, redevelopment and intensification of existing
urban areas.

« Neighbourhood character and landscape considerations.
+ The limits of land capability and natural hazards and environmental quality.
« Service limitations and the costs of providing infrastructure.

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

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

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

Clause 11.02-2S (Structure planning)
Facilitate the preparation of a hierarchy of structure plans or precinct structure plans
that:
» Take into account the strategic and physical context of the location.

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

» 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.
+ Facilitate the use of existing infrastructure and services.

Clause 11.02-3S (Sequencing of development)

¢ 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.

* Ensure that planning for water supply, sewerage and drainage works receives
high priority in early planning for areas of growth.
Clause 14.01-1S (Protection of agricultural land)

« |dentify areas of productive agricultural land, including land for primary production
and intensive agriculture.

« Consider state, regional and local, issues and characteristics when assessing
agricultural quality and productivity.

o Avoid permanent removal of productive agricultural land from the state's
agricultural base without consideration of the economic importance of the land
for the agricultural production and processing sectors.

« Protect productive farmland that is of strategic significance in the local or regional
context.

» Protect productive agricultural land from unplanned loss due to permanent
changes in land use.
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+ Protect strategically important agricultural and primary production land from
incompatible uses.

« Limit new housing development in rural areas by directing housing growth into
existing settlements.

« In considering a proposal to use, subdivide or develop agricultural land, consider
the:

- desirability and impacts of removing the land from pnmary production, given
its agncultural productivity ...
Clause 16.01-1L (Housing supply in Golden Plains Shire)

Direct residential development to township areas that have:
+ Reticulated water, sewerage and stormwater drainage.
« Community services and facilities.
+« Convenient access to commercial and retail centres.

Clause 16.01-2S (Housing affordability)

Improve housing affordability by:
+ Ensuring land supply continues to be sufficient to meet demand.

Clause 16.01-3S (Rural residential development)

Manage development in rural areas to protect agriculture and avoid inappropriate rural
residential development.

Encourage the consolidation of new housing in existing settlements where investment
in physical and community infrastructure and services has already been made.

Demonstrate need and identify locations for rural residential development through a
housing and settlement strategy

Ensure planning for rural residential development avoids or significantly reduces
adverse economic, social and environmental impacts by:

* Maintaining the long-term sustainable use and management of existing natural
resource attributes in activities including agncultural production, water, mineral
and energy resources.

« Protecting existing landscape values and environmental qualities such as water
quality, native vegetation, biodiversity and habitat.

« Minimising or avoiding property servicing costs carmied by local and state
governments.

* Maintaining an adequate buffer distance between rural residential development
and animal production.

Ensure land is not zoned for rural residential development if it will encroach on high

quality productive agricultural land or adversely impact on waterways or other natural

resources.
The PPF sets out numerous other policy considerations pertinent to planning a settlement
boundary for a town, including (but not limited to) environmental and landscape values,
environmental risks and amenity, natural resource management, built environment and heritage,
and infrastructure that should inform the settlement growth plan. Where raised in submissions,
these matters are further explored in subsequent chapters.

The Municipal Planning Statement (MPS) provides local context for settlement planning in the
Golden Plains Shire and sets out strategic directions at Clause 02.03 (Strategic Directions),
including:
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Clause 02.03 (Settlement):

There is pressure for subdivision and development outside existing townships,
particularly for subdivision and hobby farm development close to Geelong and
Ballarat. Residential development is not supported outside existing township
boundaries.

With sufficient land being set aside for the moderate growth forecast across the Shire,
no significant new areas of land need to be provided for residential development,
except in Bannockburn where rezoning continues to be required to accommodate
expected future growth.

Council seeks to:

+ Encourage the consolidation of townships, including directing residential
development to within township boundaries.

* Maintain a clear distinction between urban and rural areas.
« Avoid urban development in unserviced areas.
« Direct residential development primarily to Smythesdale in the north-west and
Bannockburn in the south-east.
Settlement planning for the Shire's small towns will:
+ Contain growth within existing settlement boundaries.
« Limit the rezoning of land to form new residential land.
« Facilitate infill development as shown on each township map at Clause 02 .04

Clause 02.03-4 (Natural Resource Management)

Council aims to support sustainable agriculture in the Shire by protecting the role of
agricultural land as an economically valuable resource

Clause 02.03-9 (Infrastructure)

Council aims to support the community’s access to infrastructure by:

+ Directing development to areas with access to water and sewerage
infrastructure.

« Facilitating water and sewerage infrastructure works in unsewered townships.
* Improving service delivery to urban centre townships, including sewerage
infrastructure and treated water supply where it is lacking.
Clause 02.04 (Strategic Framework Plans) includes Teesdale on the Golden Plains Strategic
Framework Plan, and includes the Teesdale Structure Plan map from the TSP 1997.

PPN37 provides guidance when planning for rural residential use and development. It notes that
the LDRZ is typically applied to rural residential land. PPN37 states that rural residential
development requires special consideration because it can have environmental, social and
economic costs that are significantly higher than those of standard residential development. It
specifies that these considerations mean that the following broad questions should be answered
in sequence:

« Strategy: Does rural residential development align with the overall strategic
planning of the municipality?

+ Housing need: How much rural residential development is required to provide
appropriate housing diversity and choice to meet housing needs?

* Location: Where should new rural residential development take place?

+ Subdivision and design: Is the new rural residential development subdivided
and designed in an attractive setting offering high amenity and efficient
infrastructure?
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there are large areas of Plains Grassland to the north and north east of Native Hut Creek
and in the south west on undeveloped land zoned LDRZ. There are scattered areas of
Plains Grassy Woodlands generally to the south of the town

there is a former landfill north east of town and the default EPA buffer requirement for a
closed landfill is 500 metres

# there is a small sand quarry approximately 1.6 kilometres south east of town
e thereis a planning application for a composting facility east of town
* the lowdensity nature of Teesdale means the town has a large physical footprint and

(iii)

walking distances can be relatively high for a town of this population size
Teesdale provides few local employment opportunities but it has good access to nearby
employment centres including Geelong, Werribee, Colac and Ballarat.

TSP 2020

The TSP 2020 contains the following strategic directions and actions (summarised) relevant to land
supply and establishing a settlement boundary for Teesdale:

¢ ensure future growth continues to be low density

¢ avoid unplanned rezoning and ad-hoc subdivision

e & & & & @

avoid residential development which encroaches into buffers of existing noxious or
hazardous uses

avoid environmental hazards where known

ensure development is responsive to and seeks to minimise bushfire risk

avoid highly productive agricultural land where known

ensure future planning anticipates impacts on existing infrastructure

encourage infill subdivision and development

ensure new growth maximises opportunities to connect on to existing road and path
networks

utilise encumbered land (such as flood prone land) within greenfield sites for open space
purposes where practicable

* specific requirements which must be met for rezoning of the North East Growth Precinct
* arezoning proposal is expected to include all land within the North East Growth Precinct

as part of an amendment, with some exclusions
ensure future development recognises Aboriginal Cultural Heritage.

The Strategic Framework Plan in the TSP 2020 (see Figure 5) shows a settlement boundary
consistent with the TSP 1997 map currently in the Planning Scheme. The supply of remaining
zoned greenfield land in the TSP 1997 is sufficient to cater for approximately 13 years of
population growth at 2.5 per cent per annum.
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Council submitted that there is quite a large supply of LDRZ land in Teesdale and throughout
Golden Plains Shire, and that Council “isn’t obligated to plan for this type of low density residential
allotment” and there “are some disadvantages in doing so”.*

Mr Black referred the Panel to a supply and demand assessment of LDRZ land for Teesdale
prepared by Ethos Urban on behalf of their client.’® The Ethos Urban assessment suggested that
dwelling growth and thus demand in Teesdale is likely to be stronger than indicated by official
forecasts and projections, and noted the following points:

+ The study area’s proximity to the Geelong CBD, a distance of 30km.

« The significant population growth in nearby Geelong as an alternative location
to metropolitan Melbourne, and this growth centred around Geelong is expected
to continue.

+ The study area’s rural setting appears to be increasingly valued by residents,
combined with proximity to rural and coastal assets and a strong lifestyle
appeal.
s+ Teesdale has already experienced considerable growth in the recent past and,
in that regard, is an established centre for rural-residential growth 27
Mr Black identified that the supply and demand assessment estimated that forecast population
growth in the study area indicated a requirement for between 20 and 30 lots per annum, and that
this would result in 6.5 to 8.5 years supply. Mr Black considered that other indicators, such as
recent sales and water connection data, also pointed to a stronger level of residential growth for
Teesdale and that growth rates may have previously been constrained by a lack of supply. Mr
Black said that:
Given that demand for rural residential lots in Teesdale is likely to exceed supply, and
that this is likely to occur well before the 15 year timeframe that a strategic document
such as this Structure Plan should be accommodating, consideration needs to be
given to increasing the area of land identified for inclusion within the study area and
Council must make provision by at least designating a future growth area. *
Council responded to a Panel direction to address the land supply and demand analysis prepared
by Ethos Urban in its Part B submission. Council noted that the Ethos Urban assessment referred
to a study area which was much larger than the Teesdale township, and included the towns of
Inverleigh and Lethbridge. Council submitted that it was difficult to assess the validity of the
growth forecasts because they did not solely relate to Teesdale. Council agreed however that the
requirement for 20 to 30 lots per annum was “plausible” and that “it is possible that the strong
demand of the last three years might be sustained or may even grow but the exact rate of growth
is unclear given the circumstances”.?®

Ms Mann referred the Panel to a report prepared by Deep End Services as part of RPG’s original
submission. Ms Mann highlighted findings of the Deep End Services report which included a
forecast population growth rate around 3 per cent, demand for between 35 to 60 residential lots
per annum (largely based on recent water connection data), and an overall lack of supply of LDRZ
land to meet this demand, based on existing infill potential and greenfield sites.°

% Document 36, Council Closing Submission, page 6

% Appendix 2, Submission 23

¥ Submission 23, page 3

% submission 23, page 21

¥  Document 21, Council Part B Submission, page 8

¥ Document 28, Panel Hearing Submission, Minter Ellison, page 13
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RPG submitted that while some infill development was possible, that it is also constrained by
planning overlays, native vegetation, stormwater and services.*

Mr Gray submitted that there are three “disparate” assessments of demand and supply for
Teesdale and the wider region, including the TSP Background Report, the Bannockburn Growth
Plan and the ID Forecast, and none “directly address the issue of a 15-year supply across the
municipality or whether the target of 15 years supply will be met”. Mr Gray presented an
alternative supply and demand assessment for residential growth which suggested a 15 year
supply for the region might not be met, and also noted that potential impacts of Covid-19 were
not considered which may increase demand in regional areas. Mr Gray submitted that “there is
simply no way to be precise about this critical issue, and the necessary work has not been
undertaken and the necessary information is therefore not available”.3?

Council referred the Panel to a recent letter it received from the DELWP in relation to a planning
scheme amendment for the nearby town of Inverleigh, which recommended that Council prepare
a municipal wide settlement strategy:

DELWP would like to take this opportunity to encourage council to consider the

preparation of a municipal wide settlement strategy. While council has planned to

accommodate projected population growth over at least a 15-year period for

Inverleigh, residential land supply should be considered on a municipal basis, rather

than a town-by-town basis consistent with Clause 11.02-1S (Supply of urban land).

Settlement planning for individual townships is better considered as part of a municipal

wide strategy **
Council submitted that it intended to undertake a southern settlement strategy at a date yet to be
determined (subject to funding and resourcing).

In contrast to submissions suggesting a lack of supply, Ms Fisher (Submission 5) in a written
submission to the Panel suggested that:
The analysis of existing land supply by Council makes clear that there is ample land
within the confines of the existing town boundary which can be realised via in-fill
subdivision, and, by formalising the 'Low Density Environmental Living' land from the
1997 structure plan, (to LDRZ which is presumably today’s equivalent of the "Low
Density Environmental Living’).*

(ii) Settlement boundary

Council submitted that it planned to undertake a settlement strategy for the southern portion of
the Shire which would resolve the question of whether Council would accept the further
expansion of settlement boundaries in unsewered towns. *°

However, Council submitted that the proposed growth framework and settlement boundary set
by the TSP2020 (with no change from the TSP 1997) was based on sound strategy and research, is
supported by State and regional policy and that:

Although Council has faced substantial and sustained pressure to expand the

settlement boundary over about 2 years now, we don't believe that the pressure has
been accompanied by sufficiently compelling arguments for doing so.%

¥ Ramsey Property Group Submission, April 2020, page 14

3 Document 25, Panel Hearing Submission, St Quentin Consulting, page 43
3 Document 32, DELWP letter - Amendment C87gpla

¥ Document 27, Panel Hearing Submission, S Fisher, page 1

3 Document 13, Council Part A Submission, page 17

¥  Document 36, Council Closing Submission, page 6
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