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AMENDMENT C198
EXPLANATORY REPORT

Who is the planning authority?

This amendment has been prepared by the Wyndham City Council, which is the planning authority for this amendment.

The Amendment has been made at the request of Tract Consultants on behalf of Soilworx Pty Ltd.
Land affected by the Amendment

The Amendment applies to ten (10) parcels of land, being Nos. 303-319 Princes Highway, Werribee. The land is generally bound by Princes Highway to the south, Old Geelong Road to the east, the Werribee Train line and Hoppers Crossing Station land to the north, and residential land to the east.
What the amendment does
The Amendment rezones the land to a Mixed Use Zone and applies the Environmental Audit Overlay and Design and Development Overlay Schedule 12 to facilitate mixed use development of the precinct.
Specifically the Amendment: 
· Rezones the land from Industrial 3 Zone and General Residential Zone Schedule 1 to Mixed Use Zone
· Applies the Environmental Audit Overlay
· Applies a new Design and Development Overlay – Schedule 12 
· Amends planning scheme maps 11ZN, 16 EAO and 16ZN
· Inserts new planning scheme maps 11EAO
· Amends the Schedule to Clause 61.03 to include new planning scheme maps in the Planning Scheme.
Strategic assessment of the Amendment 
Why is the Amendment required?

The Amendment is required to facilitate the redevelopment of the land for residential, commercial, industrial and other land uses. The existing controls applying to the land are anomalous and do not accurately reflect the development potential of the site or its context.  This amendment will allow the site to better integrate with the existing urban context and to provide a more coordinated land use planning solution for the area. 

The amendment is informed by the Wyndham Planning Scheme and associated strategic planning documents and proposes to rezone the land for mixed use purposes. 

The site is an isolated Industrial 3 Zoned area that is situated adjacent to land zoned General Residential Zone Schedule 1 and also bordered by land in a Road Zone Category 1, and Public Use Zone 4, which is used by the Hoppers Crossing Railway Station.  The property at No. 303 Princes Highway, which is currently zoned General Residential Zone, has been included as it is currently authorised for use and development in conjunction with the industrially zoned land at No. 305 Princes Highway and is therefore a logical inclusion within the precinct. 
The Mixed Use Zone will facilitate future development of the site for mixed use purposes, which may include medium density residential, commercial, industrial and other uses. The proposed zone will also allow the site to be developed and used consistent with the draft Wyndham Housing and Neighbourhood Character Strategy, and fulfil the objectives of Plan Melbourne. 

The application of the Environmental Audit Overlay to the site provides a statutory requirement that either a Statement or Certificate of Environmental Audit be issued prior to the commencement of any sensitive uses given the former industrial uses that have been permissible in the precinct.
The Design and Development Overlay has been applied to protect the integrity of the White Oil Pipeline that traverses the site as well as managing development specifically within the vicinity of the pipeline easement and to identify any risks associated with development.  The schedule is also proposed to be applied to various properties via the Housing and Neighbourhood Character Strategy implementation.
How does the Amendment implement the objectives of planning in Victoria?

The amendment implements the objectives of planning in Victoria, contained in Section 4 of the Planning and Environment Act 1987, in the following way:

· Objective A: the amendment provides for the fair, orderly, economic and sustainable use and development of land as it facilitates a coordinated development in a strategically identified location and in a responsible manner through the implementation of an appropriate zone.

· Objective B: the amendment facilitates an efficient use of resources within an established area. This naturally reduces pressure on fringe development. 

· Objective C: the amendment will secure and provide a pleasant and safe living environment.

· Objective D: the amendment does not modify any areas of existing heritage. 

· Objective F: the amendment will enable appropriate consolidation of the site in accordance with state planning policy for activity centre development.

· Objective G: the amendment seeks to balance the present and future interests of all Victorians by facilitating capital investment in the Werribee region and facilitating a high quality residential development.
How does the Amendment address any environmental, social and economic effects?
The amendment will generate positive social and economic benefits through significant job creation in the construction industry and better meet community needs and demands for housing and associated uses. It provides for mixed land uses including residential, commercial, industrial and other uses which will complement the mixed use function of the locality. Possible future uses of the site include office, medical suites, and retail. The focus on development of land near activity centres helps to make the best use of state and local infrastructure, and to improve access and equity to services. 
The amendment will facilitate the provision of a range of land uses including possible residential, employment and commercial uses in close proximity to the existing Hoppers Crossing Activity Centre and the Principal Public Transport Network, which will reduce the reliance on personal motor vehicle trips.

The amendment ensures the environmental condition of the land is properly investigated and managed in accordance with the Environmental Protection Act 1970.

Does the Amendment comply with the requirements of any Minister’s Direction applicable to the amendment?

The  amendment  is  consistent  with  the  Ministerial  Direction  on  the  Form and  Content  of  Planning  Schemes  under  Section  7(5)  of  the  Planning  and Environment  Act  1987  and  meets  the  requirements  of  relevant  Ministerial Directions as follows:
Ministerial Direction No. 1 – Potentially Contaminated Land

Section  12  (2)(a)  of  the  Planning  and  Environment  Act  1987  will  be  satisfied  in respect  of  Ministerial  Direction  1  –  Potentially  Contaminated  Land  through  the introduction of an Environmental Audit Overlay which will require the issue of a Certificate or Statement of Environment Audit prior to the commencement of a sensitive use or associated works.
The application of an Environmental Audit Overlay will ensure the land is suitable for a  use  which  could  otherwise  be  significantly  adversely  affected  by  any contamination.

Ministerial Direction No. 9 – Metropolitan Strategy

Ministerial Direction No. 9 requires all Planning Scheme amendments in the metropolitan  area  to  have  regard  to  the  Metropolitan  Strategy  document  Plan Melbourne 2017-2050. The proposed  amendment  responds  to  and  complements  the relevant  policy  objectives of Plan Melbourne 2017-2050  by  providing  for  development within a walkable catchment of an area well serviced by existing public transport and  existing  service  infrastructure.   The  proposed  amendment  will  enable provision  mixed  use  development  based  on achieving  a  sustainable  urban  design  outcome  with  the  creation  of  a  walkable neighbourhood and an integrated street network to create links to facilities and services.
The proposed amendment will consolidate urban activity and aims to minimise car trips and encourage walking and cycling and the use of public transport.
How does the Amendment support or implement the State Planning Policy Framework and any adopted State policy?

The amendment upholds the principles and objectives of the State Planning Policy Framework (SPPF). It has the potential to contribute to the state economy and enhance the offering of mixed use facilities within Wyndham without adversely affecting any sensitive land uses. 

In particular, the amendment implements key policy directions of the SPPF by: 

· Enabling new mixed use development that can contribute to community and cultural life by improving safety, diversity and choice, the quality of living and working environments, accessibility and inclusiveness and environmental sustainability.

· Enhancing the noise and air quality of the neighbourhood by converting an industrial site into a mixed use site.

· Facilitating development within an existing urban area rather than on the fringe. 

· Identifying a strategic redevelopment site. 

· Facilitating higher density residential development within close proximity to an activity centre to maximise the significant investment that has already been made in existing infrastructure and services. 

· Facilitating urban renewal on underutilised land in close proximity to a railway station. 

· Supporting the role and function of the centre by increasing its catchment size. 

· Improving the social, economic and environmental performance and amenity of the activity centre by activating the Site, allowing it to be used to its full potential.  

· Reducing the number of private motorised trips by concentrating activities that generate high numbers of (non-freight) trips in highly accessible activity centres.

· Reducing the cost of living by increasing housing supply near services and public transport.

· Facilitating the supply of housing that is affordable.

· Not impacting upon places of Aboriginal cultural heritage significance or environmental significance.

· Promoting new housing in or close to activity centres and employment corridors, to meet the community’s needs in terms of housing. 

· Coordinating improvements to public transport, walking and cycling networks with the ongoing development and redevelopment of the urban area.

· Concentrating key trip generators such as higher density residential development in and around Central Activities Districts, Principal, Major and Specialised Activity Centres on the Principal Public Transport Network. 

· Providing safe, convenient and direct pedestrian and cycling access to activity centres, public transport interchanges and other strategic redevelopment sites. 

How does the Amendment support or implement the Local Planning Policy Framework, and specifically the Municipal Strategic Statement?
The amendment upholds the objectives and strategies of the Local Planning Policy Framework (LPPF). No changes are required to the LPPF to facilitate the redevelopment of the site for mixed use purposes. 

In particular, the amendment implements key policy directions of the LPPF by:

· Addressing rapid population growth within the municipality and addressing housing diversity, liveability, transport and urban design issues through the more appropriate zoning of a key strategic site. 
· Facilitating economic growth and job creation in line with the current rapid population growth. 
· Allowing for the provision of jobs close to where people live.
· Achieving strategic mixed use development within 400 metres of an existing rail station. 
· Minimising the risk for land use conflicts between the existing residential and industrial areas. 
· Enabling transit oriented development that is well integrated with public transport and connected to walking and cycling links.  
· Allowing for residential development that increase housing diversity and reflects the overall community needs within the well serviced, established Hoppers Crossing area. 

· According with policy to encourage medium density housing in close walking distance of a fixed rail station, defined Activity Centre and multiple bus routes. 

· Providing the opportunity to develop the site for a diversity of housing styles and designs. 

· Ensuring that sufficient land is available to attract investment and generate additional jobs, increasing local employment opportunities for residents and promoting Wyndham as a place for long term business attraction and expansion. 

· Allowing for a mix of uses to locate within activity centres, encourage high quality, accessible and environmental sustainable design and creating functional, attractive and accessible activity centres that connect to surrounding communities including by cycling and walking routes. 
· Managing population growth by ‘unlocking’ underutilised land in close proximity to an activity centre that is fit and ready for residential development. 

· Enabling mixed use development to allow for medium density housing and commercial uses to meet the changing needs of the community.

· Protecting environmentally significant areas of the municipality by directing population growth to a site that is relatively unconstrained and ripe for redevelopment. 

· Supporting and strengthening the local economy through future construction and the ultimate population spending in the area. 

· Protecting the quality and character of the urban environment through the retention of the existing overlay controls that built form. 

Does the Amendment make proper use of the Victoria Planning Provisions?
The Amendment makes proper use of the Victoria Planning Provisions.  It includes amendments to the Wyndham Planning Scheme which seek to implement transit oriented development as entrenched within Plan Melbourne and local planning policy. The application of the Mixed Use Zone will provide an appropriate framework for the future use and development of the site. 

The application of the Mixed Use Zone on the site will allow for a range of uses on the land that support the strategic location of the site in close proximity to an established activity centre and with excellent transport links. 

How does the Amendment address the views of any relevant agency?

The amendment is consistent with the overriding objectives of the Department of Environment, Land, Water and Planning in relation to Plan Melbourne 2017-2050 and sustainable urban development.  In addition, Council has undertaken preliminary consultation with Viva Energy, as the responsible authority for managing the pipeline, on the proposed draft Design and Development Overlay Schedule 12. 

Further views of relevant agencies will continue to be sought and considered through the preparation of the planning scheme amendment and the exhibition of this amendment will provide a formal opportunity for all relevant stakeholders to provide comment on the proposal. 
Does the Amendment address relevant requirements of the Transport Integration Act 2010?
The Transport Integration Act 2010 establishes a framework for the provision of an integrated and sustainable transport system in Victoria.  The Act provides for a system in which all transport activities and modes work together and recognises the interdependency of transport and land use.

The amendment complies with the relevant requirements of the Transport Integration Act, specifically Part 2, Division 2, 11 – Integration of transport and land use. 

The amendment will facilitate development which integrates with and promotes a sustainable transport system to better address transport accessibility, housing affordability and sustainable communities.  This integration will ensure that the transport system is able to support the land use outcomes as foreshadowed by this amendment and similarly that the proposed land use patterns support the use of an integrated transport system.

Resource and administrative costs

What impact will the new planning provisions have on the resource and administrative costs of the responsible authority?

The consideration and implementation of the amendment and the future development and use is not anticipated to give rise to any unreasonable resource or administrative costs for Wyndham City Council.  
Where you may inspect this Amendment
The Amendment is available for public inspection, free of charge, during office hours at the following places:
Wyndham City Council

45 Princes Highway

Werribee VIC 3030

https://www.wyndham.vic.gov.au/services/building-planning/planning-scheme-amendments/current-planning-scheme-amendments 

The Amendment can also be inspected free of charge at the Department of Environment, Land, Water and Planning website at www.delwp.vic.gov.au/public-inspection.

Submissions
Any person who may be affected by the Amendment may make a submission to the planning authority.  Submissions about the Amendment must be received by 29 May 2017.
A submission must be sent to:
 
Wyndham City Council













PO Box 197
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