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The VPA noted that an extension to Milton Street and connection over Bruce’s Creek has been
indicated in relevant plans as early as the 1977 Bannockburn Structure Plan and is currently
shown in the Bannockburn Urban Design Framework. It has previously been considered and
supported by a Panel, and these strategic directions have been maintained in the Growth Plan.

In response to the evidence of Mr Mentha, the VPA noted:

¢ the traffic modelling did not consider the impact of the no bridge scenario on vehicle
volumes on Bannockburn-Shelford Road

¢ the cost estimates considered only one option, a 312 metre bridge based on the
extension of the street at approximately the same level as the existing street and
the natural surface level on the west side of the creek embankment. The final
bridge design is subject to further detailed work and other design options may
include a shorter bridge span and provide a clearer position on costs and landscape
impacts

o the modelling of traffic volumes on Milton Street was not based on the road
network proposed by the Growth Plan, particularly the proposed east-west arterial
which would reduce vehicle movement on High Street.

Council supported the extension to Milton Street and bridge connection to the NWA. It noted
that the bridge was identified in the Bannockburn Urban Design Framework and more recently
in the Bannockburn Transport Strategy. It submitted that the bridge will play an important
role in efficiently and effectively connecting the residents on the western side of Bruce’s Creek
with schools, day care, medical and retail services without reliance on the Bannockburn-
Shelford Road. Council also supported the bridge proposed as part of the proposed arterial
road within the SEP. It did not support Mr Gray’s submission that reference to the Milton
Street road link across Bruce’s Creek be removed from Clause 11.03-6L.

Bridges south of the proposed east-west arterial

Mr Evans was concerned that the ongoing maintenance of up to four bridges would be
unaffordable for Council and that only two additional bridges should be indicated, one to
accommodate the arterial road and another the extension of Milton Street.

The CFA supported a network of bridges across Bruce’s Creek to provide road network
permeability and access and egress in the event of an emergency. During the roundtable the
CFA acknowledged that there could be alternative approaches applied to the southern
connector road bridges.

Mr Black suggested that Actions 4.2 and 4.7 relating to the second arterial road also include
reference to the bridges.

Council’s initial submission did not support the number of creek crossings south of the
Bannockburn-Shelford Road as shown on the Framework Plan. It requested a change to Plan
10 in the Growth Plan to show the future arterial road's bridge as the sole road crossing of
Bruce's Creek south of Bannockburn-Shelford Road, citing concerns around the cost of the
three bridges currently shown. Following consideration of Mr Walley’'s evidence, Council
amended its position, submitting that one additional bridge south of Bannockburn-Shelford
Road (in addition to the arterial road bridge) should be indicated on Plan 10.

Mr Walley’s evidence considered that two bridges south of the proposed east-west arterial
road allows for a permeable grid network and is consistent with Growth Plan transport
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objectives and strategies. Two bridges will allow traffic and local trips to distribute via the
connector street network rather than rely solely on the east-west arterial road. The need for
one or both of these bridges from a capacity perspective could be further investigated during
the precinct structure planning stage.

Mr Walley, in response to questions, noted that the capacity of the road network to deliver
the Growth Plan connectivity outcomes would be compromised without additional crossing(s)
to Bruce’s Creek south of the proposed east-west arterial road. In particular, public transport
routing, pedestrian and cycling options and access by emergency vehicles would be
compromised.

The VPA submitted that the current road and bridge configuration displayed in the Growth
Plan shows connector roads spaced at approximately 800 metre intervals and is based on best
practice for connectivity. These crossing points help create an optimal connector road
network which helps to ensure a permeable movement network for pedestrians, cyclists,
vehicles, emergency services and public transport.

The VPA noted Council's support for two southern bridges (one arterial and one connector)
although it maintained its position that two connector bridges were appropriate, and the
conceptual network should be refined through structure planning.

(iv) Discussion and findings

The need for a bridge to accommodate the proposed arterial road within the SEP is not
challenged by submissions.

There is existing policy support for a bridge connection to the NWA at Milton Street. The G21
Regional Growth Plan Implementation Plan (2013) identifies the Milton Road Bridge over
Bruce’s Creek as a key action for Bannockburn. Clause 11.03-6L ‘Bannockburn Urban Design
Framework Overall Principles Plan’ identifies the NWA as a priority residential development
zone with an extension of Milton Street connecting the town centre to the Bannockburn-
Shelford Road and a potential vehicular crossing over Bruce’s Creek.

A recommendation by the Committee to change existing policy would require compelling
evidence that the benefits/costs of an alternative transport route outweighs those of the
proposed bridge connection. The Committee does not believe such evidence was provided.
It acknowledges that the topography of the Bruce’s Creek valley introduces some challenges
for bridge design which may impact the cost of construction. However, design solutions have
not been fully explored or costed. The Committee is also not convinced that an alternative to
a bridge at Milton Street has been identified that achieves similar outcomes in terms of
transport connectivity and permeability.

The Growth Plan transport network is based on strategic planning and traffic network
principles that preference a 1.6 kilometre arterial road grid with centrally spaced connector
streets (approximately 800 metres from each arterial). These principles support two bridges
south of the proposed arterial road. The Committee supports the VPA in adhering to these
principles to guide the layout of the transport network and notes the evidence of Mr Walley
that the need for one or both bridges from a capacity perspective could be furtherinvestigated
during the precinct structure planning stage. The Growth Plan makes clear the indicative
nature of the bridge alignments and locations.
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The Committee acknowledges that the costs of providing four bridges could be substantial.
This issue can be considered during the PSP stage which might explore alternate funding
options, timeframes for bridge requirement (for example when population thresholds have
been achieved) or whether the costs are ultimately prohibitive or have other disbenefits (for
example major landscape or environmental impacts). The Committee considers however, that
the overall rationale for the bridge locations has been substantiated and is appropriate for a
high level plan. It does not support identifying the bridges as ‘potential’.

The Committee suggests that an additional advocacy action seeking funding for the bridges to
support the short to medium term growth areas is worthy of inclusion in the Growth Plan.

The Committee finds:

¢ The identification of the Milton Street bridge in the Growth Plan is appropriate, as
is the proposed arterial road bridge crossing.

¢ Theidentification of two proposed bridges south of the proposed east-west arterial
is appropriate.

¢ An additional Action in ‘Table 12 Transport and movement actions — growth areas’
supporting advocacy for the provision of the Milton Street and arterial road bridge
crossings of Bruce’s Creek be considered.

4.6 Infrastructure

4.6.1 Infrastructure capacity and provision

(i) What is proposed?

Theme 1 and Map 6 set out the potential community infrastructure required to support
growth including schools, open space and recreation facilities (netball, tennis, aquatic and
indoor), childcare, maternal and child health services and community centres. This was based
on a high level audit of community and active recreation infrastructure undertaken by the
VPA. Theme 1 and Map 6 identifies the potential relocation of the CFA and SES buildings from
High Street to a new emergency services precinct near the former railway station as part of
Council’'s Bannockburn Heart project. It identifies that if the needs of the CFA cannot be met
at this site that other sites should be investigated. The Growth Plan notes that both the police
and ambulance stations may need to be expanded as population grows.

The Growth Plan identifies that upgrades to existing services will be required and detailed
servicing plans prepared as part of Development Plan and PSP development. It includes high
level considerations from Barwon Water (sewer and water, including recycled water), Ausnet
(gas), Powercor (electricity) and telecommunications regarding system capacity, future
upgrades and opportunities.

(i) The issues

The issues are:
¢ whether there is adequate provision in the Growth Plan for the community and
services infrastructure required to support growth
¢ whether the Growth Plan directions for a future emergency services precinct are
appropriate.
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(iii) Submissions
Community and recreation facilities

The VPA submitted that the Growth Plan had been prepared based on a high level audit of
community infrastructure and based on benchmark provision ratios. The audit indicates that
growth will necessitate up to three additional government primary schools and potentially a
government secondary school in addition to any Catholic or independent schools. These
considerations are identified on Plan 6 and in Table 2 of the Growth Plan. The VPA submitted
that a university campus is a higher order service provided in Geelong and not within the scope
of the Growth Plan.

The VPA anticipates that additional, more detailed, assessments of community infrastructure
provision and delivery will be completed as a part of the PSP or Development Plan process.
These processes will allow need to be assessed in detail alongside consideration of the
appropriate funding mechanisms.

Submissions 5 and 7 were concerned that the local schools were at capacity and there was a
need for additional higher education and health facilities. Submission 7 further considered
that the existing police station was inadequate to service the existing community. Mr Evans’
submission considered that any new schools and sporting facilities should be sited to make it
easy for drop of and pick up and proximate to the proposed arterial road with appropriated
parking bays to manage future traffic flows.

Submissions 19 and 21 submitted that there was a lack of consideration for open park areas
with capacity to host community and cultural events such as carols, theatre, outdoor cinema,
festivals or large events such as car shows and circuses for example. Submission 21 was
further concerned that no provision had been made for places of worship such as churches,
mosques or synagogues or expansion of the current cemetery. Mr McCallum noted however,
that native grasses around the existing cemetery site restricted its future expansion.

Submission 32 considered that the provision of an aquatic centre in the medium term was too
early given the population projections.

Submission 6 outlined Powercor’s program for future overhead 66kV and 22kV lines and land
needs for future substation and isolation transformers. It sought engagement in any major
infrastructure delivery to ensure appropriate conduits and that future roads accommodate
overhead assets in road reserves.

Barwon Water’s submission was broadly supportive of the Amendment and indicated that it
would now undertake further strategic work to prepare a high level servicing strategy to
support Bannockburn's growth.

In response to submissions, the VPA proposed changes to the Growth Plan to clarify
infrastructure items to be further investigated and planned for as each precinct is master
planned. These changes included:
¢ nomination of school sites as government and non-government schools
* reference to the high level audit against VPA benchmarks as the source of the
infrastructure described in the Growth Plan
¢ inclusion of a notation regarding the ability to use larger open space areas for
community gatherings
+ reference to ovals
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¢ inclusion of directions for electric vehicle charging stations
¢ specifying a ‘medium to long term’ potential timeframe for the provision of an
aquatic facility.

The VPA submitted that the Growth Plan is a high level policy document and is not intended
to specify the location of individual smaller scale uses. Subsequent rezoning of land at the PSP
and development stage will enable a permit to be sought for a place of worship. The capacity
of the cemetery is outside the scope of the Growth Plan.

Council had no further submission regarding community infrastructure and supported the
position of the VPA and its suggested Day 1 changes.

Emergency Services Precinct

Submissions 7, 18 and 25 and the CFA had concerns with the proposed location of the
emergency services hub.

The CFA expressed concerns about the suggested relocation of the existing CFA station as
indicated in Plan 6 which identifies a ‘Potential CFA and SES relocation” and an ‘Intermodal
transport hub and emergency services precinct’ on the north side of the railway line adjacent
to the town centre. Itidentified that a relocation of the existing CFA station was not required
at this stage. It did however acknowledge that the ability of the existing site to service the
growing community may become constrained in the future.

The VPA Day 1 changes included a number of revisions to the text at page 39, Emergency
Services. The CFA supported these changes and further suggested:

e that Action 1.9, Emergency Services Project, be reworded to “Work with relevant
agencies to determine an appropriate location for an emergency services precinct,
when relocation of existing CFA and SES buildings is required”

* remove ‘emergency services precinct’ notation from Plan 6 and replace with
“identify options for a future emergency services precinct”.

The VPA supported a minor change to the notation on Plan 6 but did not support the CFAs
other proposed wording changes to Action 1.9.

Council supported the VPA’s position.

The VPA noted that the Victoria Police were notified as part of engagement on the Growth
Plan. Its submission identified that it would continue to engage with Victoria Police during the
next stage of the planning process to ensure they are aware of future growth activity, and are
in a position to identify the location of a new facility if necessary.

(iv) Discussion and findings

The Committee supports the position of the VPA that the Day 1 changes, incorporating the
refinements proposed by the CFA, appropriately respond to issues raised in submissions and
provide an appropriate framework for delivery of community infrastructure. It considers
some adjustment to Action 1.9 and Plan 6 are required but that the broader strategic
aspiration of relocating the CFA and SES buildings out of the town centre is appropriate. It
considers that the wording still accommodates appropriate flexibility and future commitment
to engagement with relevant agencies.

The Committee finds:
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e There is adequate direction in the Growth Plan for the identification of the
necessary community and services infrastructure to support growth with the
changes proposed in the VPA Day 1 changes.

¢ Growth Plandirections for a future emergency services precinct should be amended
to generally reflect the VPA Day 3 changes and to:

- reword Action 1.9 ‘Emergency services’ at Table 5 to “Work with relevant
agencies to determine an appropriate location for an emergency services
precinct”

- replace on ‘Plan 6 Housing and Community Infrastructure’ the notation
‘Intermodal transport hub & emergency services precinct’ with “Intermodal
transport hub & potential emergency services precinct”, and amend the related
legend notation to “Option for emergency services precinct”.

4.6.2 Development contributions

(i) What is proposed?

The Growth Plan identifies that the infrastructure to support growth will be delivered by
Council’s capital works program, state government, utility providers or by land developers at
subdivision stage and funded by DCPs, works in kind and Section 173 Agreements.

(ii) The issue

The issue is whether the Growth Plan development contribution directions are appropriate.

(iii) Submissions

Submission 17 and the submission of Mr Evans were concerned that the infrastructure
required to support growth would be difficult for a rural council to fund.

Submissions 29 and 32 suggested that the development contributions mechanisms should be
expanded to include an Infrastructure Contributions Plan (ICP) to provide for greater flexibility
upon development of any future precinct.

Mr Gray and Mr Black supported the use of Section 173 agreements within the NWA. At the
roundtable they suggested that the third dot point under ‘Overview’ for the NWA should
identify that any Section 173 Agreement be consistent with DCP/ICP principles of need, nexus,
equity and reasonableness to avoid open ended expectations.

The VPA submitted that the Growth Plan directs further precinct planning including the
preparation of development funding mechanisms such as DCPs, ICPs or Section 173
Agreements, to ensure equitable and fair distribution of infrastructure costs. It identified that
while a regional ICP system has not yet been adopted, it was reasonable to reference an ICP
as a potential development contributions mechanism. The VPA included this as an option in
its Day 1 changes to the Growth Plan but did not consider any changes relating to the Section
173 Agreements were necessary.

(iv) Discussion and findings

The Committee considers the infrastructure funding mechanismsidentified in the Growth Plan
are appropriate with the further inclusion of ICPs as proposed in the VPA’s Day 1 changes. As
identified by a number of submitters, not all infrastructure identified in the Growth Plan can
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be delivered via a DCP or ICP. This infrastructure will require secondary sources of funding
(including either from Council or external funding) and is anticipated in the advocacy
strategies of the Growth Plan. The VPA’s Day 3 changes proposed to add the following
paragraph under ‘Delivery — Infrastructure’:
The delivery of actions in the Growth Plan will be led by Council and govemment
partners. In addition to the potential funding mechanisms identified, the Growth Plan

will also be used by Council to advocate for funding for infrastructure and other
initiatives.

This change is considered reasonable and appropriate.

The Committee has some sympathy for the positions of Mr Black and Mr Gray regarding the
potential for Section 173 Agreements to not meet the usual tests for DCPs. However, the
Committee considers that the Growth Plan appropriately identifies the use of an Agreement
as an alternative to a DCP or ICP and itis unnecessary for a high level framework plan to specify
this level of detail in relation to the content or construction principles of agreements. There
remain other sources of guidance for Council and applicants regarding the content and
construction of Section 173 Agreements for the collection of infrastructure contributions,
including a substantial and well recognised body of case law developed by the Victorian Civil
and Administrative Tribunal.

The Committee finds:

e The directions in the Growth Plan relating to development contributions are
appropriate with the inclusion of the VPA’s Day 1 changes relating to ICPs and
further changes identified in its Day 3 changes regarding infrastructure funding
advocacy.
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5  Summary of reasons and recommendations

5.1 Reasons

Chapter 4 of the Committee’s report sets its response to the unresolved submissions referred
to it. In most regards, the Committee has supported the VPA’s position on submissions and
its strategic rationale, as well as the VPA’s proposed changes. Significantly, the position of the
VPA and changes proposed to address submissions were, in the main, supported by Council.

The Committee considers that the Growth Plan and associated Amendment have been
informed by an appropriate level of background analysis and community engagement. It
considers the directions and actions set out in the Growth Plan are broadly robust and logical.
The level of content of the Growth Plan appropriately reflects the high level nature of the
document as a framework for the planning and delivery of future growth and the supporting
infrastructure. It provides appropriate guidance for the preparation of PSPs or development
plans which will address in more detail the key challenges and opportunities identified in the
Growth Plan. Further, the document provides for a range of necessary ongoing
implementation actions to guide further strategic work and advocacy.

Both the VPA and Council are to be congratulated for the work undertaken and for the positive
way they have sought to respond to and resolve many of the issues raised in submissions and
identify changes in the Amendment documents to address others. This has assisted in
reducing the number of unresolved issues.

The Amendment is appropriate and strategically justified. The changes proposed by the VPA
in the lead up to the roundtable (Day 1 changes) and resulting from it (Day 3 changes) further
enhance the Growth Plan and proposed policy changes and are broadly supported by the
Committee. The later changes relating to bushfire (VPA CFA changes) are appropriate and
address the critical requirements of Clause 13.02-1S.

The Committee has recommended several changes to the Growth Plan beyond those
proposed by the VPA to address unresolved submissions relating to:

¢ theinterdependency of actions that affect the early delivery of the NWA

¢ cultural heritage

e the potential emergency services precinct

¢ buffers.

The Committee also supports the introduction of additional advocacy actions relating to a
Management Plan for the Reserve and exploring additional funding sources for the Milton
Street and proposed arterial road bridge crossings of Bruce’s Creek. These are relatively minor
changes but will enhance the Growth Plan.

5.2 Recommendations

The Committee recommends that the draft Amendment to the Golden Plains Planning Scheme
proceed with the following changes:

1. Amend the exhibited draft Bannockburn Growth Plan consistent with the Victorian
Planning Authority (VPA) Day 1 changes (Document 27 VPA Part A submission
Appendix 4) and VPA Day 3 changes (Document 56) with the following additional
changes:
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a) include a cultural heritage principle in the list of Growth Plan principles with
appropriate dot point objective(s).

b) replace the proposed double asterisk notation in ‘Table 5 Housing and
community infrastructure actions — growth’ relating to Actions 1.4 to 1.6 with
the words “In relation to the North West Development Plan Growth Area,
planning for this area in the short term is independent of these actions unless
these actions have been completed or guidance is in place at the time of any
rezoning”.

c¢) amend Action 1.9 ‘Emergency services’ in Table 5 to “Work with relevant
agencies to determine an appropriate location for an emergency services
precinct”.

d) amend ‘Plan 6 Housing and Community Infrastructure’ to replace the
notation ‘Intermodal transport hub & emergency services precinct’ with
“Intermodal transport hub & potential emergency services precinct”, and
amend the related legend notation to “Option for emergency services
precinct”.

e) amend ‘Plan 9 Bushfire & Buffers’ and associated discussion under ‘Buffers
and Easements’ to clarify the role of buffers, particularly as they relate to the
proposed business park expansion.

f) include at ‘Table 10 Environment and water actions — growth areas’ of an
advocacy action for the preparation of a Management Plan for the
Bannockburn Flora and Fauna Reserve.

g) include at ‘Table 12 Transport and Movement - growth areas’ of an advocacy
action for funding of the Milton Street and proposed Arterial road bridge
crossings of Bruce’s Creek.

2. Amend the exhibited draft Clauses 02.03 and 11.03-6L consistent with the VPA’s final
changes as identified in the VPA CFA changes (Document 57) with the following
additional changes:

a) inclusion of the final version of the Framework Plan.

3. Amend the exhibited draft Clause 72.04 to refer to the updated date for the final
version of the Bannockburn Growth Plan.
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33 CFA

34 David Evans

35 Rob Gillet

36 Department of Environment, Land, Water and Planning (Environment)
37 Department of Education

38 Bannockburn Holdings Pty Ltd

39 Department of Transport
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