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PART A
STRUCTURE PLAN 

1.0
Introduction
1.1
Purpose of the Structure Plan
The 2011 Lara Structure Plan is a strategic framework for the future planning and development of the township. The Structure Plan has been developed as a partial review of the 2007 Lara Structure Plan.
The purpose of the Structure Plan is to: 

· Identify the key strategic planning issues facing the township, including community aspirations and needs; 

· Articulate the preferred future directions for the townships, including the location of Settlement Boundaries; and 

· Identify appropriate planning controls which will protect and enhance the distinctive elements of the township, biodiversity and landscape features.

1.2
How will this plan be used?
The Lara Structure Plan is to be used by the City of Greater Geelong to determine the application of local planning policies, planning zones and overlays. It will guide Council’s consideration of proposed rezonings and applications for planning permits. Council will also use the Structure Plan to determine the future provision of infrastructure and services in the township. 

Implementation of the Lara Structure Plan will provide certainty for residents and landowners regarding the future planning direction for the township for the next 10 years.  The take-up of land and redevelopment will be reviewed every five years and if considered appropriate a full review of the Structure Plan should be undertaken.

1.3
Plan Components

The Structure Plan contains three parts, Part A “Structure Plan”, Part B “Implementation & Review” and Part C “Background Report”.

Part A contains the Structure Plan which includes principles and directions in response to the key influences identified in the background report, for each of the following key themes:

· Urban Growth

· Infrastructure

· Housing

· Natural Environment

· Economic Development and Employment

Part B contains a program for implementing the Structure Plan including the undertaking of other strategic work and future review of this Structure Plan.

Part C provides the foundation and contextual information for the Structure Plan and identifies the issues, opportunities and constraints facing the township, under the following headings:

· Policy Context

· Natural and Urban Environment

· Demographics & Social Profile

· Township Facilities and Services

· Transport and Physical Infrastructure

· Commercial Growth, Residential Lot Supply and Further Development 

1.4
The Study Area

The Lara Structure Plan Study Area includes the existing urban area of Lara, the surrounding rural residential subdivisions, Heales Road Industrial Estate to the south and Avalon Airport to the east and the surrounding rural hinterland.  The extent of the Study Area is indicated on Map 1.
Map 1 – Study Area
[image: image1.wmf] 



2.0
Key Influences 

The background report identifies and discusses in detail key issues, opportunities and constraints under the following headings which assist in determining the key directions of the Structure Plan.

2.1 Policy Context

	· Lara is a designated growth area within the municipality.
· There is a need to nominate a clear Settlement Boundary for the township and provide a compact urban form while maintaining the rural setting.
· Development should not encroach on flood prone areas. 
· There is a need to ensure retail growth is consistent with the established retail hierarchy.

· Opportunities exist for enhancement and provision of additional open space, recreational facilities and linkages.

· Community facilities should be provided commensurate with community needs.

· Strong State and Local Planning Policies provide directions for:

-  protection of the rural environment and agricultural activities
-  ensure adequate supply of zoned land to accommodate projected population 
   growth

-  enhancement of the design and built form of the township
-  protection of flood plains

-  protection of the environment

-  protection of Avalon Airport environs and opportunities associated with Geelong   

   Port


2.2
Natural and Urban Environment

	· The opportunity to improve the key environmental and landscape features such as Hovells Creek, Limeburners Bay, Serendip Sanctuary, You Yangs and Brisbane Ranges.
· The need to support public land managers to assist in the on-going management of the environment. 

· The need to protect aboriginal and post contact heritage values. 

· The need to maintain a non urban break around the township.

· The need to prevent urban development from encroaching onto land subject to flooding, drainage constraints, industrial buffers and air craft noise constraints.


2.3 Demographics and Social Profile

	· Lara will continue to experience and provide for steady population growth.

· Lara will continue to have a high proportion of family households which is an important consideration when planning for community infrastructure and facilities and housing diversity.

· Employment and journey to work data indicates the majority of Lara residents in the workforce are employed outside the township.

· The residents of the township rely primarily upon private cars for transport however there is an opportunity to reduce car reliance through improved pedestrian, bicycle and public transport infrastructure and services.


2.4
Township Facilities and Services
	· There is a need to reinforce The Centreway as the primary commercial area for Lara and expand the town centre to cater for the towns retail needs.
· Growth around the shopping area at the Patullos Road – Forest Road intersection should be contained.

· With an increase in population there is a need to provide additional community and recreation services, facilities and infrastructure.  

· The Lara Community Infrastructure Analysis and the Lara Outdoor Recreation Facilities Study identify services, facilities and infrastructure which could be upgraded or provided to better serve the community.
· The town is well serviced by education facilities which have capacity for growth.


2.5
Transport and Physical Infrastructure

	· Opportunity to improve the limited pedestrian and bicycle linkages throughout the township and within the open space areas. 

· The compact size of the township and the location of commercial and community activities provide an excellent opportunity for more sustainable, non-private vehicle reliant travel.  
· Opportunity to provide improved and more frequent public transport options including the provision of a transport interchange at the train station and school bus interchange.
· The town centre is currently well serviced by parking although it is not well arranged.  

· Opportunity to improve traffic congestion issues at key sites such as the railway crossing, around the retail centre and schools and issues around truck routes. 
· Barwon Water is satisfied that the capacity of the water and sewerage systems are, or will be capable of accommodating future growth.

· The drainage infrastructure is under increasing pressure and its performance is reducing. 


2.6 Commercial Growth, Residential Lot Supply and Further Development 

	· There should be no expansion of the industrial zones within the Lara township settlement boundary. 
· The Heales Road Industrial Estate, Avalon Airport and the proposed Intermodal Transport facility provide significant opportunities for employment and economic growth and require protection from inappropriate uses to allow development, operation and growth opportunities and long term viability.

· There is a demand for additional retail floor space, including a full line supermarket.

· Expansion of the town centre is constrained by adjoining residential development.
· Pressure to create more residential allotments and rural living allotments.  

· Designation of Lara as an urban growth area. 

· The present zoned lot supply and land nominated for infill residential development as part of this Structure Plan will accommodate growth for at least the next 17 years.


3.0
The Plan

3.1
Vision

The vision for the Lara township is described below:
	Lara in 2021 will offer residents a diverse lifestyle choice from urban living to rural residential living. The town will retain its rural setting with the You Yangs providing a scenic back drop. The town will continue to be attractive to families and there will be a range of services, infrastructure and facilities including an integrated open space network, community hubs and a vibrant, attractive town centre to cater to community needs.  

The train station will be upgraded to become a modern transport interchange increasing the use of public transportation. Lara will continue to take advantage of its strategic location close to Geelong, Melbourne, ports, Avalon Airport and road and rail networks to attract investment opportunities. 


3.2
Role of the Township
Lara is the major township at the northern end of the municipality approximately 15 kilometres north of the Geelong Central Activities Area, just west of the Princes Freeway.  
The township has an urban core of residential development surrounded to the north, east and west by rural residential living areas.  Farming zoned land currently separates Lara and the Heales Road Industrial Estate to the south.  The township is bisected by Hovells Creek which has a history of periodic flooding and inundation.  Also bisecting Lara is the Melbourne - Warrnambool railway line with commuter services between Geelong and Melbourne stopping at Lara.  The eastern perimeter of Lara is the Princes Highway which connects Geelong and Melbourne.  Lara has one shopping centre, The Centreway and another minor shopping strip, Patullos Road (the Sixways) which collectively contain a supermarket, specialty shops, food outlets, offices and banks and a range of community services and facilities.  There are primary and secondary school facilities. 
Lara does not appear to fulfill a rural service township role, but rather acts as an urban satellite of Geelong.  Lara offers a range of lifestyles and housing choice including urban and rural residential. An attraction of Lara is its rural setting and the spacious residential allotments, established street trees, gardens and wide residential streets. In Geelong new developments generally target densities of 15 dwellings per hectare. Given Lara has some drainage and flooding constraints a density between 10-15 may be more realistic. It is important new developments retain the rural feel of the township through design treatments such as unsealed verges, table drains and wire fences and open space.
3.3
Principles and Directions

The structure plan identifies principles (objectives) and directions (strategies) relating to the key planning themes:

· Urban Growth

· Settlement and Housing

· Economic Development and Employment

· Infrastructure

· Natural Environment

· Rural Areas

3.3.1
Urban Growth
Lara has been identified as a growth area in Geelong’s Urban Growth Strategy (1996) and Municipal Strategic Statement. The township experienced rapid growth between 1985 and 2006 where the   population increased from 5,186 persons to 10, 525 persons, this increase of 5,339 represents a 2.34% p.a. growth rate.  It is estimated that the population in 2008 has increased to just over 11, 682 people.  The current lot supply in Lara is approximately 5.3 years.
Municipalities should plan to accommodate projected population growth over at least a 15 year period and provide clear direction on locations where growth should occur. Lara is a designated growth area and as such a reasonable lot supply should be provided. Taking into account areas identified for urban growth (Residential 1 zoning) as part of this Structure Plan, the lot supply will be increased to approximately 17 years.  This lot supply is considered appropriate given Lara is a designated growth area and the nominated sites for residential development are all infill sites. These infill sites will have a variety of factors that affect their release including up to a two year rezoning process, development approval timing and staged land releases, therefore the 17 year lot supply is considered appropriate.
While Lara is a designated urban growth location it is subject to a range of physical constraints, both natural and artificial which will influence the opportunities and directions of urban growth.  These constraints have been considered in the selection of areas proposed in this Structure Plan for residential development.
Conventional Residential Development Opportunities
Canterbury Road West – Grand Lakes Estate

This area was rezoned to Residential 1 Zone subject to Development Plan Overlay 13 in 2008. This estate provides around 792 lots and stage 8 of the development is currently under construction. 
The lot at 50 Canterbury Road West formed part of this growth area, however it was not rezoned as part of the Grand Lakes Estate.  It is recommended this site be nominated as appropriate to be rezoned from Farming Zone to Residential 1 Zone subject to a Development Plan Overlay or other mechanism to ensure integration with the neighbouring residential areas and a resolution of drainage, open space, layout etc.

76-156, 705-775 & 785-805 Canterbury Road East

This is an area of high ground between Hovells Creek, the Princes Highway and the Melbourne-Geelong Railway line.  It is currently undeveloped rural land zoned Farming Zone.  
The land offers good opportunities for residential development provided such development is located outside the 100 year flood extent with minimum floor levels set above the adjacent flood level with an appropriate freeboard or safety margin.  As this area is adjacent to Hovells Creek, best practice stormwater quality management needs to be installed as part of any subdivision to ensure that there is minimal impact on the Creek downstream to Limeburners Bay.

The south west corner of the site is located within the 1000 metre buffer zone required for the Heales Road Industrial Estate. It is not recommended the area within the buffer be rezoned for residential purposes. There is an opportunity to investigate non-sensitive land uses on the balance of this site which will not compromise the buffer to Heales Road. Uses could include a sporting facility (as identified in the Structure Plan) or a potential Business Park on the southern most portion of the site adjacent to the Heales Road Industrial Estate. 
It is recommended that this site be rezoned from Farming Zone to Residential 1 Zone subject to a Development Plan Overlay or approved subdivision plan to address development issues such as storm water management, open space, movement network, infrastructure provision, subdivision layout and interface to the railway line and Hovells Creek reserve.

95 & 99 Canterbury Road East

This area is located on the north side of Canterbury Road East and while it has a number of constraints, including a Flood Overlay, the western portion of the site is suitable for conventional residential development.  The property at 101 Canterbury Road East is also in this precinct however it is largely covered by the Flood Overlay. There may also be an opportunity to investigate the area of higher ground on this site as part of any future development of the area.
It is recommended that this site be rezoned from Farming Zone to Residential 1 Zone subject to a Development Plan Overlay or approved subdivision plan to address development issues including flooding and drainage issues and the matters outlined above.
Caddys Road

The Caddys Road area is bound by Windermere Road, Flinders Road, Serendip Creek and an existing urban area to the south. The area is located at the northern end of Lara and has an area of approximately 38 hectares.  The area is currently zoned Rural Living, is sparsely developed and has a large proportion of land (approximately 20 hectares) in one ownership. South of the site is conventional residential land, to the north is Serendip Sanctuary and to the east and west is rural living zoned land. The site is within close proximity to Lara Primary and Secondary Schools, Lara Recreation Reserve, Centreway (town centre), Lara Railway Station and Austin Park.
The land was assessed as part of the Lara Flood Study Part 1 and it was found that only parts of the area are subject to inundation and these are relatively shallow and would not preclude opportunities for suitable development that contains adequate provision for flood conveyance. 

Previous recommendations for this site have been to maintain the Rural Living zoning. A number of issues were raised in relation to the urban development of this site including possible impacts on Serendip Sanctuary from more intensive subdivision; loss of views for existing residential properties to the south; diminishing the rural residential buffer to the north of the town; loss of property values and residential amenity and potential traffic impacts on Flinders Avenue adjacent to Caddys Road and the Lara Primary School.
The Department of Sustainability and Environment and Parks Victoria (the manager of the adjoining Serendip Sanctuary) have indicated two options for dealing with the interface treatment to Serendip Sanctuary:

· Provision of lots at 1ha size and not less than 100 metres in depth from Windermere Road, or
· Provision of a revegetation strip 50 metres in width adjacent Windermere Road.

These options were considered to provide a beneficial graduation of land treatment between the Sanctuary itself and a conventional residential development pattern. These options would also maintain a rural residential landscape along Windermere Road as the northern edge of the town and reduce the number of new access points onto the road and minimise the conflict with heavy vehicle traffic using this route. A concept plan has been developed, see figure 1 over page, which outlines these main principles 
It is recommended this area be rezoned from Rural Living to Residential 1 with a Development Plan Overlay which addresses drainage and stormwater management, buffers to Serendip Sanctuary, open space including confirmation from Parks Victoria if the vegetation buffer strip can be used for public open space, the movement network and community design. 
Figure 1 – Caddys Road Concept Plan
[image: image2.png](CADDYS ROAD RESIDENTIAL PRECINCT CONCEPT PLAN




Ponds Drive Area

This area includes 42 – 44 Ponds Drive and all land affected by the Urban Floodway Zone at the western end of Ponds Drive, including the land at 60 Forest Road North.

The proposed works on the levee bank on the northern side of Ponds Drive across to Forest Road North must be completed to Council specifications in order for the land to be declared flood free and suitable for further residential development. The Corangamite Catchment Management Authority have indicated the levee should be designed to be 600mm higher than the applicable flood level determined by the Council.
Once these works are satisfactorily completed it is recommended that the Urban Floodway Zone is replaced with the Residential 1 Zone, subject to approval of a subdivision layout or a Development Plan Overlay (DPO) or similar mechanism (including Flood and Site Stormwater Management Plans and a nominated finished floor level to cater for the 1 in 100 flows). 
Kees Road
This area includes 10 Kees Road near the corner of Forest Road North which is currently zoned Low Density Residential Zone. The site is a former quarry and contains unconsolidated fill, potentially contaminated ranging in depths from 2.2 metres to 6.4 metres. Council has previously not supported a rezoning request of the land to Residential 1 Zone on the grounds that Council engineers consider there is a risk Council will inherit the potentially expensive and ongoing maintenance and ultimate replacement of all road, drainage and footpath infrastructure resulting from unpredictable future soil settlement.

The proponent has indicated dwellings can be constructed using bored piers or precast piles to support them in the event of movement in the surrounding fill.

The land is centrally located within the township and could provide an opportunity for urban consolidation. Council would consider a request for rezoning on the understanding the site would need to be cleared of unconsolidated fill and replaced with engineered fill as part of a development approval.  
Manzeene Avenue/ Kees Road 

Requests have been received from a number of landowners in Manzeene Avenue and the western end of Kees Road to be allowed to develop the land for more conventional residential development or be included as part of the long term growth area. The land is currently zoned Rural Living and has developed as an attractive rural residential street with houses and outbuildings located at the front of lots with scattered vegetation. The rear of the lots are largely undeveloped. The area is bound by conventional residential development to the east and the Patullos Road/Bacchus Marsh Road future residential development area to the west. 

It is recommended that this area be nominated as ‘Rezone Residential 1’. As part of the rezoning a Development Plan Overlay would be required to address flooding and drainage issues and the interface and integration with identified growth area to the west (to avoid large sections of boundary fencing along O’Hallorans Road/Kees Road, connectivity, drainage etc).
Future Residential Development

Patullos Road to Bacchus Marsh Road

This opportunity land is generally bounded by Patullos, Bacchus Marsh, Windermere and O’Hallorans Roads and is mostly used for rural pursuits with some rural residential size lots in the West Gateway subdivision and fronting onto the eastern end of Patullos Road.  
The subject area provides the best un-fragmented opportunities for Lara’s future growth. This area should be protected from further rural residential and low-density residential subdivision so its potential as a growth area for Lara is not prejudiced.  Rezoning and subdivision to allow for rural residential or low density residential development will remove the land from this long term option and would preclude any future conversion to residential by virtue of the number of landowners, subdivision pattern and housing placement. The Urban Growth Zone is considered an appropriate mechanism to manage the transition from a non-urban to a urban land use.
It is recommended that this area be developed via the Urban Growth Zone. It is anticipated a two part amendment would see the land rezoned with an Infrastructure Delivery Plan (social and civil) which  would then inform the development of a Precinct Structure Plan (PSP), Vegetation Precinct Plan (VPP) and Development Contributions Plan (DCP) alternately they could both be done together. The following should be considered as part of any rezoning proposal:
· VPP Practice Note – Urban Growth Zone

· VPP Practice Note – Preparing a Native Vegetation Precinct Plan
· Ministerial Direction 12 – Urban Growth Areas

· Direction – Development Contributions Plans
The development of this area should integrate with the existing township rather than developing as a separate suburb.The staging of this area should be from east to west to ensure connections with the existing township and infrastructure benefits. 
It is anticipated an amendment for this area should be considered when the lot supply of the township falls below 15 years or it is clear that other identified opportunities in the Structure Plan will not be realised in a timely manner which would contribute to the short term supply of residential land in Lara.

Elcho Road 

This area is located between Elcho Park to the west and O’Hallorans Road to the east and is currently zoned Farming with a large proportion of the site covered by a Land Subject to Inundation Overlay. The site is located within the settlement boundary and is also identified as a future residential development opportunity.

It is recommended this site be considered for rezoning when the lot supply of the township falls below 15 years or it is clear that other identified opportunities in the Structure Plan will not be realised in a timely manner. It is recommended the Residential 1 Zone with a Development Plan Overlay that addresses flooding and drainage issues, connectivity, community design, development contributions etc be the mechanism for developing this land.
Future Low Density Residential Development in Lara

Lara has a small number of existing low-density residential areas (1 acre / 4000sqm size lots) which applies to land that for environmental, servicing, historical or other reasons is not available for conventional residential development.  The Archimedes Avenue area and the Kees Road area are the most extensive low density residential areas, with the Bath Street area comprising only a small number of lots.  These areas have been zoned Low Density for many years.

Locations that are currently zoned Rural Living where the physical or environmental constraints are such that conventional residential development is not possible, but for which there is some capacity to better utilise the land, have been considered in this Structure Plan for inclusion in the Low Density Residential Zone. These areas are centrally located within the town and have good access to services and facilities.
The fragmented nature of land ownership in these areas require the development of an Outline Development Plan (ODP) or Development Plan Overlay (DPO) to coordinate broad development principles including flooding and drainage, street networks, open space and linkages etc. These areas are not considered a high priority for Council and support for rezoning will be dependant on local resident capacity to coordinate the development of an ODP and/or DPO and prepare a rezoning proposal supported by environmental, traffic, cultural and urban design assessments. Site specific rezonings for individual sites within precincts should be avoided.
The areas identified as appropriate for the Low Density Residential zone are: 

Hopgood Court to Princes Highway Area

This area is located to the south east of the existing Low Density Residential Zone and east of the existing Residential Zone and comprises rural residential lots (Rural Living) that have not been developed to their full potential.  There has been interest from some landowners about the possibility of further subdivision in this area to meet the demand for one acre / 4000sqm allotments. 
It was previously found this area has drainage issues that would prevent conventional residential development. Prior to any rezoning, issues relating to drainage, particularly downstream to Rennie Street and Hovells Creek would need to be resolved.  There is scope to allow the steeper areas to be developed for low density residential development subject to augmentation of the street drains leading towards Hovells Creek watercourse.  It is desirable to maintain a low density buffer to the Princes Highway therefore this area has not been recommended for more intensive residential development.  It may be necessary for Council and VicRoads to monitor noise levels in future to determine whether any noise attenuation along the Highway will be required.

It is recommended that the area be rezoned from Rural Living to Low Density Residential with an accompanying Development Plan Overlay or approved subdivision layout.

Lewton Road Area

This area is located to the north of the Lara Primary and Secondary schools and the Lara Recreation Reserve.  It is a desirable location close to a number of services and facilities, however, the Lara Flood Study Part 1 has identified this area (Area 7) as “extremely flat with limited overland drainage infrastructure” and suffers from “lack of grade for flood conveyance”.  The drainage infrastructure required to manage potential flooding means the development potential of this area is limited and opportunities for conventional residential development are limited. A Low Density Residential zone is considered appropriate, however, if there were an adequate drainage solution, conventional residential development (R1Z) could be considered.  

Traffic management around the two schools has been identified as an issue. As part of a residential subdivision a new road located north of the schools could provide a circular access route incorporating a car park for the schools.  The Lara Transport Management Plan identifies the need for a new road route and this would also meet the Department of Education and Early Childhood Development policy of not having private cars entering onto school grounds.  The alternate option of using Waverley Road to the southeast of the schools and Lara Recreation Reserve to resolve traffic issues is less desirable and is not the preferred option.
Once the drainage and traffic issues can be satisfactorily resolved a rezoning from Rural Living to a Low Density Residential Zone (or Residential 1 Zone) with a Development Plan Overlay or approved subdivision layout can be considered.

Kees Road/Gebbies Road
The Kees Road/Gebbies Road Rural Living zoned area (bounded by Kees Road, Windermere Road, Hovells Creek and Gebbies Road) has been nominated as appropriate for the Low Density Residential Zone. The varied settlement pattern in this part of Lara has attractive low density, conventional residential and rural living areas close to one another. 

It is recommended that the area be rezoned from Rural Living to Low Density Residential with an accompanying Development Plan Overlay or approved subdivision layout subject to the consideration of opportunities and constraints for the area.
Watt Street / Archimedes Avenue

The eastern end of Archimedes Avenue is included in a Rural Living Zone contrasting with the central sections of the street which are zoned Low Density Residential.  There has been much interest in extending the Low Density Residential Zone eastward to Watt Street to continue the same pattern of subdivision.  The North East Lara Flood Study has determined that the 100 year flood extent covers much of this area and significant structural or infrastructure measures will be required to manage flooding impacts. The Low Density Residential Zone is considered appropriate subject to flooding and the other usual considerations.
It is recommended that the area be rezoned from Rural Living to Low Density Residential with an accompanying Development Plan Overlay or approved subdivision layout subject to the consideration of opportunities and constraints for the area.
McHarrys Road Area

The McHarrys Road area is considered appropriate for the Low Density Residential Zone. This area is adjacent to an existing Low Density precinct and the new Grand Lakes Estate residential development. 

It is recommended that the area be rezoned from Rural Living to Low Density Residential with an accompanying Development Plan Overlay or approved subdivision layout subject to the consideration of opportunities and constraints for the area.
Curletts Road Area (area west of Serendip Creek)

The Curletts Road area is also considered appropriate for the Low Density Residential Zone. Flooding and drainage constraints mean conventional residential development may be problematic in this area. Drainage and flooding will have to be addressed as part of any rezoning proposal. 
It is recommended that the area be rezoned from Rural Living to Low Density Residential with an accompanying Development Plan Overlay or approved subdivision layout
Potential Future Urban Infill Opportunities 

The following areas are not recommended for rezoning as part of this Structure Plan but could be investigated as part of a future review for urban infill opportunities. 
Kees Road - Forest Road triangle area

This area is bounded by Kees Road, Forest Road North and Wongalea Drive. This area is well located to support modest density increases given it is within walking distance of shops, school and parks. This ‘triangle’ has been identified for further investigation to properly analyse its development potential as part of the next Structure Plan review.
Canterbury Road West (south of Grand Lakes, north of Heales Road Buffer)
This area should be further investigated for possible increased residential densities given it is within the Settlement Boundary, adjacent to Grand Lakes Estate and outside the Heales Road Industrial Buffer. Alternately the settlement boundary could be reconsidered at the next Structure Plan review and relocated further north so that Canterbury Road West acts as the boundary given the north half of lots fronting the road are outside the buffer and the southern half of lots are located within the buffer.
Future Rural Living / Rural Residential Development in Lara

Lara is one of the four designated preferred Rural Residential nodes within the municipality.  The Rural Residential Strategy (1994) describes the Lara node:

“Lara is the largest Node in the Region and already extends outwards more than 4 kms from its centre.  Located near the urban fringe of Geelong, it is tending to merge with urban development such as Heales Road Industrial Area and Avalon Airfield, and other rural residential development in North Corio and Lovely Banks.”

Lara is a large node that includes extensive expanses around the perimeter of the township where residents are located several kilometres from local facilities.  The only possible locations for additional rural living areas are to the extremities of the existing rural living subdivisions.  These areas are not recommended for rural residential development as conflicts would arise with:

· Areas of environmental and landscape significance such as Serendip Sanctuary and Hovells Creek.

· Flood prone land.

· Areas affected by the Avalon airport flight paths.

· Areas affected by major industrial activities of the Heales Road Industrial Estate.

· Surrounding agricultural land/uses
· Maintenance of a rural buffer land around the township.

The Rural Residential Strategy (1994) recommends only infill development occurs in Lara due to the above mentioned constraints and to avoid inefficient land use and urban sprawl. The Rural Land Use Strategy (2007) does not advocate for any further Rural Living zoned land within the municipality which also applies to Lara.  New rural residential development will be limited to those areas currently zoned Rural Living unsubdivided or undeveloped. The Structure Plan does not provide any further expansion of Rural Living zoned land in Lara.  
Areas Not Recommended for Rezoning to Residential or Rural Living

The following areas are not supported for rezoning: 
McIntyre Rd/St Andrews Rd (Boomaroo Nursery area)

This site is located on the north-east edge of the township. There are residential uses further north and east of the site however the site itself is outside the nominated settlement boundary (current extent of Rural Living zoned land). Council currently has a policy, developed from the Rural Land Use Strategy, which includes a recommendation that there be no further expansion of the Rural Living Zone (the same applies for Low Density Residential) this is also a direction of the Lara Structure Plan 2007 and 2009.

The nursery is currently seen as the logical boundary to residential development in this part of the township. There is considered to be little strategic merit in having low density residential development on the outer edge of a rural living precinct that would also see  a small pocket of farming zoned land with an intensive horticultural production use surrounded by rural living and low density residential development.  

The Boomaroo Nursery site is located within a precinct which contains Avalon Raceway, a Greyhound training and keeping facility, the Geelong-Melbourne Railway, Avalon Airport and a proposed intermodal transport facility. While these uses can have conditions imposed to reduce amenity impacts on existing residential properties, it is not seen as desirable to increase the residential population within this precinct.  This may increase the potential for conflicts and complaints and potentially impose additional operational constraints on existing uses and the future development opportunities identified for this area, given the considerations and expectations that residential zoned land creates. 

It is recommended the Boomaroo Nursery site remain in the Farming Zone.
	Principles
· To facilitate appropriate growth which is in keeping with Council’s policies on urban growth areas.
· To protect areas identified for longer term urban growth from inappropriate development. 
· To ensure all new urban development is undertaken in a sustainable manner having regard to matters, such as, water conservation, stormwater reuse, energy conservation, walkability and connectivity.
· To protect waterways, flood plains, areas of environmental/cultural significance and land with drainage/buffer constraints from inappropriate urban development.     


	Directions
· Identify a settlement boundary.

· Direct conventional residential development to Canterbury Road East and West, Caddys Road, Ponds Drive, 10 Kees Road, Manzeene Aveue/Kees Road.

· Direct future residential development to the area bound by Patullos, Windermere, Bacchus Marsh and O’Hallorans Roads and the Elcho Road area subject to the considerations set out in this Structure Plan.
· Direct new low density residential development to the Hopgood Court, Lewton Road, Kees Road/Gebbies Road, Watt Street/Archimedes Avenue, Curletts Road and McHarrys Road areas subject to the resolution of the issues identified in the Structure Plan.
· Support the rezoning of identified infill areas to provide consolidation opportunities with the application of appropriate Outline Development Plan, Development Plan Overlays or approved subdivision layouts based on the principles identified in the Structure Plan.
· Encourage urban design treatments in new subdivisions to reflect the rural character of the town.

· Encourage new subdivision proposals to locate medium density housing opportunities close to areas of public open space.
· Ensure new subdivision proposals include Environmental Sensitive Design, Water Sensitive Urban Design principles and stormwater re-use design techniques. 

· Support the implementation of Development Contribution Plans or 173 Agreements to assist in the delivery of infrastructure and community facilities. 
· No additional land to be rezoned Rural Living. 

· Ensure that Rural Living and Farming zoned areas are not developed in a manner which compromises the future strategic growth opportunities as identified in the Structure Plan.
· Ensure flood prone areas and areas with significant drainage issues are not rezoned for intensive residential purposes.
· Support the construction of a levee bank on the northern side of Ponds Drive through to Forest Road North. 


3.3.2
Settlement and Housing
Further concentration of development in the urban area will occur as some areas are rezoned (Residential 1) for more intensive purposes, vacant residential lots are developed and existing housing stock is redeveloped.  

Council’s adopted Housing Diversity Strategy supports the development of medium density housing within 400 metres walking distance of the town centre, subject to consideration of any site specific constraints.    

Given Lara will receive growth in all age cohorts, it is important to ensure the town has a range of housing types to serve the needs of all residents.  It is also important affordable housing options are provided particularly when developing new residential areas.
The design of residential subdivisions, whether it is in greenfield or established urban areas, have a significant role in improving the quality of life of the community.  Clause 21.06 of Council’s Municipal Strategic Statement sets out the guiding principles for settlement and housing including objectives and strategies around:
· Urban Growth

· Urban Consolidation

· Neighbourhood Character

· Heritage and Identity

The use of water sensitive urban design techniques in new residential subdivisions as part of the management of urban stormwater will also be required. 
The City of Greater Geelong Residential Character Study – Character Precinct Brochures 2003 has outlined the following vision statement for Lara:

Lara will retain and strengthen its identity as a country township surrounded by open rural land, and its diversity will be unified by:

· Ensuring the siting of buildings to reflect spacing patterns.

· Ensuring building form and scale reflects predominant patterns.

· Encouraging the use of indigenous and native vegetation in public and private planting schemes.

· Encouraging open front boundary treatments.

Where new development falls within an existing precinct regard must be given to the preferred character statement. The development of new areas for which there are no preferred character statements, should implement the elements of the Lara township vision. 
The Outer Areas Heritage Study recommends 59 culturally significant heritage places in Lara be included in the Scheme for statutory heritage protection from demolition and inappropriate development or alteration that could adversely affect their cultural significance. The Structure Plan recommends the implementation of heritage protection over these sites.  
	Principles 
· Ensure that future housing development complements the character of the town and provides for a variety of housing sizes and types including affordable housing.
· Ensure that new subdivisions incorporate sustainability principles including energy efficiency, connectivity and water management.
· Ensure that new subdivisions provide for community safety.




	Directions
· Encourage medium density development within 400 metres of an activity centre and around areas of public open space.

· Encourage a diverse range of housing types.
· Ensure new subdivision proposals include Environmental Sensitive Design, Water Sensitive Urban Design principles and stormwater re-use design techniques. 
· Ensure new subdivision and development proposals incorporate Crime Prevention Through Environmental Design (CEPTED) and Healthy by Design principles.
· Provide for the protection for the identified post contact cultural heritage sites in the Outer Areas Heritage Study through the implementation of a heritage overlay.

· Support the preparation and implementation of the G21 Affordable Housing Strategy including the appointment of a Registered Housing Association.


3.3.3
Economic Development and Employment

The economic future and generation of employment within Lara will rely largely on the town centre, the Heales Road Industrial Estate, Boomaroo Nursery, Avalon Airport and a potential intermodal transport facility. 
Land Use Directions

Existing Commercial Land

The Lara town centre is a neighbourhood centre serving the local population and outlying rural areas including Little River and Avalon. The centre contains 5,100sqm of retail floor space including a supermarket of 1,450sqm (a full-line supermarket is around 3,000-3,500sqm), a range of non-retail services such as bank, real estate, medical and professional offices, a small shopping strip in Patullos Road and commercial land around the train station. 
The economic analysis ‘Lara Structure Plan Retail Development Issues (2009) prepared by economist Tim Nott as part of the Structure Plan development estimates escape expenditure in the Lara trade area at 79%. This is particularly high given the trade area population. The shops in Lara only supply 31% of the value of food and groceries to local people.  Typically, neighbourhood centres are established to cater to the convenience retail needs of residents, especially their needs for food and groceries and usually supply over 50% of the food and grocery needs of local residents.

In order for the Lara town centre to better serve the needs of residents, the economic analysis suggests…. ‘Lara could support a further 6,800 sq m of retail floorspace by 2021.  Of this, 3,300 sq m would be in food and grocery retailing.  This would be sufficient to allow development of a full line supermarket in Lara in addition to the existing supermarket….  If the existing supermarket were to expand, there is adequate demand to support its growth to a full-line supermarket immediately.’
The 2007 Lara Structure Plan advocated for a full-line supermarket and the expansion of the existing town centre through the development and implementation of the Lara Town Centre Urban Design Framework (2006) which aims to enhance and consolidate the existing town centre. The retail analysis confirms the Urban Design Framework can deliver the retail floor space requirements until 2021.
The Lara Town Centre Urban Design Framework (UDF)
The adopted UDF maintains the existing town centre and adjacent railway station precinct as the focus for commercial development within the township to foster vitality and avoid the fragmentation of uses and activities. 
There are limited opportunities to expand the town centre within the existing business zoned land. The UDF proposes expanding the current town centre into the adjoining Crown owned Austin Park. A Master Plan has been developed for the area (see Figures 2, 3 and 4) which includes rearranging the surrounding road network, relocating the bowling club, creating a more useable and functional parkland, a town square, additional carparking, increased office and retail space including a full line supermarket, town square, new library and emergency services hub.

Four key aims and associated strategies have been identified to improve the town centre as part of the UDF including:

1. Facilitate future growth 

· Upgrade the train station precinct

· Improve services in the town centre

· Increase lifestyle choice

· Provide additional office or non-retail space

· Promote the development of new retail facilities
2. Reduce escape expenditure

· Increase retail offer and choice in the town centre

· Increase car park efficiency

· Increase the number of car parking spaces

· Create a successful movement network

· Facilitate town centre management

· Promote events

3. Promote Sustainable transport, access and movement
· Create a new Transit Interchange at the Lara station

· Expand the number of commuter car parks at the transport interchange

· Enhance links and access to the Transit Interchange

· Promote pedestrian and bicycle connections in and around the town centre

4. Enhance and strengthen the public realm

· Enhance Austin Park

· Create social spaces

· Introduce new coordinated street furniture

· Extend the shelter

· Improve footpath surfaces

· Improve lighting

· Balance the needs of pedestrians and cars

· Enhance interpretation and directional pedestrian signage
Council is currently pursing the purchase of Austin Park from the Crown to allow the project to move forward, however, this may take some time. In the meantime the relevant agreements and processes are being undertaken in order to have the site ‘market ready’ for when the purchase of Austin Park is finalised. 
The Structure Plan supports the expansion of the Lara Town Centre based on the UDF principles as the best option to cater for resident needs and consolidate activity in the existing centre which will have the following benefits:
· Create more sustainable urban development by enabling multi-purpose trips by consumers 
and thereby reducing energy use;
· Generate more customers for traders by concentrating activities together, encouraging the 
highest possible level of service consistent with commercial viability;
· Enable more efficient delivery of infrastructure and
· Provide more security for investors that their assets will retain value over the long term, which, 
other things being equal, encourages investment.
Expansion of the existing Supermarket

Any alternate options to deliver enhanced retail options in the short term including an expansion of the existing supermarket or car parking into the adjacent road reserve are considered inferior options and it is recommended they not be pursued unless the Lara town centre expansion based on the UDF principles is unable to be realised due to unforeseen circumstances.  
Six Ways
This small retail strip, known as the Six Ways (on intersection of Patullos Road and Forest Road South), is outside the retail core of the town centre and comprises of 800sqm floor space and is almost fully tenanted. There are limited expansion opportunities for this site and no expansion is proposed as part of the Structure Plan.

Other Retail Options 
There is potential for a new neighbourhood activity centre to accommodate the retail needs of residents outside the existing centre. A new supermarket-based centre would most likely include a range of specialty shops and, judging by the formats developed elsewhere, would probably have a retail floor area in the range 4,000 to 6,500 sq m. The economic analysis prepared for the Structure Plan indicates there are several difficulties with this proposal including:

· The length of time required for a rezoning to accommodate a significant activity centre is likely to be a minimum of 18 months and could be as long as 30 months.  This could be comparable with the time required for acquisition of Austin Park to accommodate Council’s preferred solution.

· There is no guarantee that a Panel convened to adjudicate the requested rezoning would recommend in its favour. Panel members would need to be convinced that State policies supporting the rational development of activity centres were satisfied and that the likely impact on the existing town centre was acceptable.  

· If approved, a new neighbourhood activity centre with a full-line supermarket would tend to replace the existing town centre over time.  Shoppers would be likely to use the new centre in preference to the existing town centre because of the superior food and grocery offering.  This factor would induce investment in the new centre and over time, activity would drift from the town centre to the new centre.  The existing town centre would decline, with remaining property owners and operators experiencing a loss in revenues and asset values. If restrictions were put in place to protect the existing town centre (such as retail floor space limits on the new centre), it would be likely that neither centre would achieve its full potential and that the service to local residents would be never be as good as it could be.

The introduction of a new activity centre into a trade area already served by a centre at a similar level in the retail hierarchy will create inefficiencies and confusion amongst consumers and investors.  The provision of higher order services would be delayed until it became clear which centre was dominant.  It is not considered an out of centre retail development is appropriate at this time as it could compromise the realisation of the UDF plan.

It may be appropriate to consider a new small scale neighbourhood activity centre as part of the planning for the long term growth area to the west of the township to serve the daily and weekly convenience needs of residents. This will need to be investigated as part of the development of the growth area.
Light Industry / Periphery Sales (Restricted- Retail)
Expansion of the town centre will provide the opportunity for retail type businesses operating in the service business estate to relocate freeing up some of the Business 4 zoned land.  There is an opportunity to further develop the Business 4 zoned area and to expand the Station precinct along McClelland Avenue, Mill Road and the railway reserve. Expansion of this estate is constrained by residential uses to the east, drainage issues to the north and McClelland Avenue to the south.  The only possible area for expansion is onto under utilised railway land. The locational advantages of this site are:
· It is adjacent to the railway line and opposite the existing service business estate.

· It does not adjoin residential or rural living areas and residential uses are not recommended for 
this location.

· Other alternatives are being considered and ear-marked for retailing in the township – retail 
uses are therefore not proposed.

· Traffic will not impact on adjoining residential areas.

· The land is not required as open space.

Expansion of the Business 4 zoned precinct could be considered on the unused railway reserve land if the land is declared surplus to need by the land owner, VicTrack. It is recommended a Design and Development Overlay accompanies any rezoning to ensure appropriate landscaping and design treatments at key interfaces.
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The Centreway town centre and adjoining Austin Park. The Lara Town Centre UDF proposes reconfiguring Austin Park to allow retail expansion including civic facilities such as a town square and library.
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 Figure 3 - Lara Town Centre West UDF Master Plan   
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Industrial Land
Lara is strategically located between Geelong and Melbourne with excellent links to road, rail, port and airport infrastructure. These attributes make it a prime location for transport and freight type operations and affiliated businesses. The development of the Heales Road Industrial Estate and potentially an intermodal transport facility means Lara is well placed to attract investment and employment opportunities in this sector.

It is not proposed to have any expansion of industrial zones in the Lara township itself.  The industries in Old Melbourne Road are relatively self-contained and it is recommended that no further expansion occur in this area. 
Heales Road Industrial Estate (now Geelong Ring-road Employment Precinct – GREP)
Major industrial development will be directed to the Heales Road Industrial Estate / GREP to the south of Lara.  The Structure Plan supports the maintenance the rural buffer between Heales Road and the Lara township to the north to protect the development and operational potential. The Heales Road Industrial Estate Framework Plan (2007) has been adopted to guide the development of this area and includes a Master Plan. 
The Framework Plan identifies a business park or a specialised activity centre as part of the Estate. A site has been nominated within the Estate however another option may be provided on land just east of the Estate within the buffer area. Consideration of an alternate site should be based on the benefits of an alternate site over the nominated site and how the principles set out in the Framework Plan can be achieved.
Intermodal Transport Facility

There is potential to develop an intermodal transport facility on a privately owned site at the north-east end of Lara just outside the settlement boundary. The site is well located to Geelong and Melbourne with good rail and road links and proximity to the Heales Road Industrial Estate, Avalon Airport and the port of Geelong. It has the potential to make a positive contribution to the economy and employment and the long term supply of industrial land in the very significant northern part of the municipality. Rezoning the site in order to facilitate the development of the terminal would be subject to economic, social and environmental considerations. Any proposal should incorporate best practice urban design and environmental sustainability principles which could be achieved through a Design and Development overlay or similar mechanism as part of a rezoning. The Geelong Intermodal Freight Terminal Feasibility Study (2007), the draft Lara Intermodal Industrial Estate Economic Impact Assessment – Supply Report (2008) and the Lara Intermodal Terminal Development Master Plan – opportunities and constraints (2009) which includes a Development Opportunity Plan have been completed as part of the investigation of this opportunity. The Structure plan supports the further work required to fully investigate and take advantage of this opportunity.
Avalon Airport

Avalon Airport is a major economic, employment and tourism asset to the region. In order to protect the integrity, operating capacity and potential for future development of the facility it should be protected and existing buffer areas for safe operation maintained. It is recommended an Airport Environs Overlay be implemented to ensure inappropriate uses and development do not encroach on and potentially restrict airport operations.

It is also recommended support be given to the development of Avalon Airports Master Plan and  bid to establish the facility as an international airfreight centre and international passenger terminal.
Future Development

Industrial development will be directed to Heales Road, west of the Lara township and potentially an intermodal transport facility located north-east of the township. These sites, along with Avalon Airport provide major economic and employment opportunities and the Structure Plan seeks to protect and promote these opportunities. 
There are a number of constraints and opportunities for potential development around the Lara township. These constraints and opportunities can be seen on Map 2.  A key opportunity is identified on land adjacent to Avalon Airport fronting the Princes Highway. There is potential for airport associated/compatible uses to be developed, subject to any proposal meeting the criteria set out below. Council would require a detailed proposal prior to considering any development and rezoning proposal.
New development and/or rezoning proposals outside the settlement boundary must be carefully considered and must have regard for the following:

· Economic factors such as current industrial land/lot supply to avoid an oversupply of land that may impact on the viability and success of Heales Road and the potential intermodal terminal facility. 
· Potential drainage issues and land subject to flooding and inundation
· Impacts on the operation of Avalon Airport including flight paths and expansion potential
· Environmental factors such as impacts on Hovells Creek and Limeburners Bay including Ramsar wetland sites
· Social impacts such as employment creation
· Residential amenity impacts
· Buffers to sensitive land uses and appropriate interface treatments to adjoining properties
· Visual and landscape impacts from residential properties, the Freeway and  ensuring the entrance to Geelong/Lara remains attractive to create a positive image for Geelong and the region.
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The proximity of Avalon Airport to Lara provides opportunities for further economic development and employment opportunities. 
Map 2 – Opportunities and Constraints 
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	Principles
· To consolidate The Centreway as the primary commercial centre in Lara and encourage a diverse mix of uses and activities within the Lara town centre. 
· To increase retail opportunities in the town centre and reduce escape expenditure.

· To encourage development in the town centre which enhances its appearance and functionality to create a thriving and vibrant town centre.
· To provide opportunities for employment and investment to the region.
· To protect industrial and airport precincts from inappropriate land use and development which may impact on development and operating potential.

· To maintain an attractive rural landscape at the northern entrance to the township.


	Directions
· Support the expansion of the Lara town centre based on the Urban Design Framework Master Plan, including rezoning land in Waverley Street and Austin Park to Business 1.  
· Discourage the development of an out of town neighbourhood centre unless it forms part of a precinct structure plan in the major Future Residential Development area.  
· Contain growth of the shopping area at the Patullos Road – Forest Road Intersection.
· Limit further expansion of Industrial 1 or Industrial 3 zones within the township.
· Maintain a buffer of non-sensitive land uses between the Heales Road Industrial Estate and the Lara township to the north.

· Support the development, infrastructure delivery and marketing of the Heales Road Industrial Estate including the development of a business park within the precinct.
· Support Avalon Airport in developing a master plan for the site including an option for an international passenger terminal, expansion of domestic passenger services, aircraft maintenance activities and other appropriate commercial development.

· Ensure the use and development of land surrounding Avalon Airport does not prejudice current or future operations (or associated activities).  
· Support the establishment of an Airport Environs Overlay for land surrounding Avalon Airport.
· Support the further work required to rezone land and establish the intermodal transport facility at the preferred Lara site subject to the considerations identified in the Structure Plan.


3.3.4
Infrastructure
Development Contributions 

Funding of infrastructure is increasingly based on user pays principles, which is accepted as a legitimate means of providing the necessary capital for new infrastructure and maintenance of existing infrastructure. 

It is Council policy to make maximum use of special rates and charges schemes under the provisions of the Local Government Act 1989. These schemes are applied in existing developed or subdivided areas which lack necessary urban infrastructure, such as, sealed roads, footpaths, kerb and channel, and drainage. 

A common factor of such schemes is that where property owners benefit from the works, they contribute to the cost. Council has formulated a policy, known as the Comprehensive Infrastructure Funding Policy (CIFP) to guide levels of landowner and Council contributions toward the cost of works.

To provide equitable assistance with infrastructure funding in the municipality, the City of Greater Geelong has resolved to implement Development Contributions Plans (DCPs) or 173 agreements in appropriate locations. A DCP is a statutory tool used to impose levies on the proponents of new developments, to obtain fair and reasonable contributions towards specified, prescheduled infrastructure, including facilities and works. Such schemes could be implemented in Lara to assist meeting the infrastructure requirements of the township. 
As part of rezoning applications Council will pursue a $900 per residential lot as a minimum contribution towards community facilities or upgrades and a minimum area of 10% (unless otherwise negotiated)   to be set aside for public open space.
Community and Recreation Needs
The Lara Community Infrastructure Analysis (2008) has identified the current and future needs of the community based on population trends.  The recommendations of the Analysis, including the creation of seven ‘community hubs’ and establishing a branch library will help provide the services and facilities required to service the town in an equitable and practical way consistent with the community needs identified in the Structure Plan. 
Council is aiming to open a temporary library in Austin Park in mid 2010 and is investigating options for a permanent site in the Lara town centre.

The Open Space Networks Study (2001) and the Lara Recreation Facilities Study (2007) provides an assessment of the existing facilities in Lara and the facilities required to meet the communities current and future recreation needs. The actions included in these Studies are supported as being consistent with resident needs identified through the Structure Plan and if implemented would be of significant benefit as better linkages and improved recreation facilities and opportunities would be provided for the community. 
Council may be able to acquire land or the provision of infrastructure and/or facilities as part of a development contribution. A regional soccer facility has been identified in the Recreation Study as being a priority and the provision of or contribution towards this could be investigated as part of a development contribution.
Council has recently purchased land adjacent to the Lara Recreation Reserve to incorporate it into the Reserve. Master plans have been developed to show how the land could be developed for short and long term outcomes (Figures 6 & 7 below). This land is currently zoned Rural Living and will need to be rezoned to Public Park and Recreation to facilitate development. There is still one privately owned parcel of land among the Council owned land and Council should pursue acquiring this site so it can be incorporated into the reserve.
The Grand Lakes Estate had notionally been nominated a potential education facility location, however recent discussions with Department of Education and Early Childhood Development (DEECD) have indicated this may be better located in the Future Residential Development area. It is important to continue to discuss education provision in Lara with DEECD. 
Figure 6 – Short term recreation development option
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Figure 7 – Long term recreation development option
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Movement

A number of traffic and movement issues were identified as part of the Lara Transport Management Plan (2003) including heavy vehicle movement, intersection crossings, speed limits, bicycle and pedestrian access, poor public transport options and access to key sites such as schools and the town centre. A number of recommendations have been made to address these (see Map 3) and if implemented would improve safety, connectivity and efficiency around the township consistent with the Structure Plans identification of the needs of the community. Council has identified the need to undertake a new traffic study to identify all the present traffic and transport issues and to consider new residential developments.    
The UDF proposes upgrading the Lara Train Station into a state of the art transit interchange. This involves increasing carparking, landscaping, connections to the town centre and public transport services. It could also include some commercial floor space, kiosk and pedestrian overpass. It also recommends investigating transport options from the Lara town centre to Avalon Airport.
Traffic management around the Lara Primary School and Lara Secondary College is a significant issue for parents, students, Council, the schools and DEECD.  The combination of two schools at the one site, similar pick-up times and lack of road frontages creates traffic congestion and safety concerns for all.  It is recognised that there is a need to provide a safe and relatively convenient location for drop/off pick-up. An area to the north of the primary school off Lewton Road is considered to be the appropriate location for a road, school bus interchange and car park and would benefit both student and parent safety.  A school bus interchange could potentially be incorporated into the Lara Recreation Reserve, these options will need to be considered as part of any rezoning or redevelopment.
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                              The upgraded Lara Train Station including new bus stop and station building. 

Map 3 – Transport Management Plan
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	Principles

· To encourage the provision of a range of social and community services commensurate with the size and role of the township.
· To provide adequate levels of public open space, both within the existing and proposed residential areas, to cater for the passive and active recreation needs of the community.
· To provide appropriate infrastructure such as drainage, water supply, sewerage, electricity, gas, telecommunications and footpaths in new residential areas. 
· To ensure new development adequately addresses stormwater drainage and incorporates water sensitive urban design principles.

· To provide an improved transport network which includes better traffic movements, pedestrian and cyclist linkages and public transport options.



	

	Directions

· Support the use of Development Plan Contributions or 173 Agreements to provide community and other infrastructure.
· Pursue a $900 per lot contribution and a 10% unencumbered open space contribution (unless otherwise negotiated) as part of residential rezoning applications.
· Support the ongoing upgrading of existing open space, leisure and recreation areas undertaken for and on behalf of public land managers.
· Pursue purchasing the privately owned property on Alkara Ave to incorporate into the Lara Recreation Reserve in accordance with the Master Plan in the Lara Recreation Facilities Study and rezone the land to Public Park and Recreation (PPRZ).
· Investigate opportunities for a school bus interchange as part of the Lara Recreation Reserve redevelopment or as part of a residential rezoning for the Lewton Road Area.
· Support the implementation of the Master Plans and associated facility provision set out in the Lara Outdoor Recreation Study 2007. 
· Support the development of the community hubs, infrastructure and service provision consistent with the Community Analysis Study 2008.
· Support the establishment of a temporary library and continue to pursue a permanent site as part of the Lara town centre expansion.
· Support the redevelopment of the Lara Train Station to create a high quality transport interchange which integrates trains, buses, bikes, pedestrians, taxis, private vehicles and links to Avalon Airport.
· Support and implement the recommendations of the Lara Transport Management Plan 2003 and undertake a new Traffic Management Study.
· Support the development, and implement the findings of a strategic footpaths policy to achieve better pedestrian and cycle linkages throughout the town. 


3.3.5 Natural Environment
The natural landscape in and around Lara provides an attractive rural setting and distinctive character to the township. The You Yangs is a major landmark associated with the town providing attractive views as well as having environmental, recreational and cultural importance. 
Areas with environmental and landscape values often have cultural heritage significance particularly around waterways so it is essential to manage and protect these areas in a way that respects the indigenous community. Hovells Creek and Serendip Creek are two waterways that run through the township and into Limeburners Bay. Both these creeks are liable to flooding, although the intensity and type of flooding varies and any urban development must have consideration to these flooding issues.
Public land managers such as the City of Greater Geelong and Parks Victoria manage key sites such as Limeburners Bay, Serendip Sanctuary, You Yangs and the Brisbane Ranges. These land managers will ensure the long-term protection of the significant environmental values of these areas through their sensitive on-going maintenance while providing, where appropriate, interpretation, community access to, and good linkages across, public land.
The propensity for land to flood or be inundated is a common feature of Lara as it is located on the lower reaches of Hovells Creek where it joins Serendip Creek.  Not all flooding in Lara is caused by significant rainfall events, lack of overland flood conveyance and lack of grade for underground drainage systems also affect parts of Lara.  Flood mitigation options can be implemented to reduce the effects of flooding in a particular area and enable some development to occur.  This is usually only effective when the costs of the measures can be borne by the benefiting development.  The Planning Scheme needs to accurately identify those areas affected by flooding and inundation maps and overlays should be updated accordingly.
New residential development should incorporate best practice water sensitive urban design principles to manage stormwater, drainage and flood mitigation. This is particularly important in Lara given stormwater is discharged to Limeburners Bay which is a Ramsar site recognised for its ecological, biodiversity and habitat importance. A Limeburners Bay Management Plan is being developed to assist in managing this site through catchment management and once finalised will set out recommendations to protect the area.
Lara contains the ecological vegetation class ‘natural temperate grassland of Victorian volcanic plain’ which is included under the Environmental Protection and Biodiversity Act.  The State Government is currently looking at implementing planning controls to protect and manage identified areas. 
The saltmarshes and saltworks in Avalon have been identified as important habitat for the Orange Bellied Parrot which is protected under the Flora and Fauna Guarantee Act. These areas are not included in the Ramsar site but still play important habitat and feeding, roosting and buffer roles. The action statement for the Orange Bellied Parrot under the Act notes: 
‘Protection of habitat at the Avalon and Laverton saltworks is linked to the current system of check banks and water flows. Protecting this habitat and trying to re-eatablish saltmarsh communities will constrain future management options for this site.’
A strategy of the Port Phillip Bay (Western Shoreline) and Bellarine Peninsula Ramsar Site Strategic Management Plan, DSE, 2003 includes:

‘Liaise with Cheetham Salt to investigate possibilities to improve water flows for shorebirds in the north and south parts of the Avalon Saltworks to complement the Ramsar site.’
Any future use and development in and around this area will have to have due regard for these matters.

	Principles

· To protect, rehabilitate, enhance and interpret the towns environmental attributes so that future generations may experience them.

· To ensure environmentally sensitive areas including Hovells Creek and Limeburners Bay, Serendip Sanctuary, You Yangs, grasslands, remnant vegetation and Brisbane Ranges are protected and managed.
· To protect flood plains and allow the passage of flood waters.

· To ensure down stream stormwater flows are managed to protect waterways and coastal areas.



	Directions

· Support public land managers in the ongoing management and enhancement of public land. 

· Provide for the protection of Aboriginal cultural heritage areas including community education, interpretation and awareness.

· Encourage retention and enhancement of existing vegetation on private land, roadsides, rail reserves and other reserves.
· Support the introduction of planning scheme controls over flood and inundation prone areas, biodiversity sites and networks to protect existing values and future enhancement of these values.
· Ensure no further subdivision or inappropriate development occurs within flood prone or environmentally sensitive areas.

· Encourage the implementation of water sensitive urban design measures for drainage and stormwater, energy conservation and water reuse within all residential and commercial development.  
· Support the preparation and implementation of a management plan for Limeburners Bay.
· Support the recommendations in relation to protecting the Ramsar wetlands and surrounding saltmarshes including Orange Bellied Parrot habitat in Avalon through water flow and other management regimes and the careful management of surrounding land uses.  


3.3.6
Rural Areas

The rural hinterland surrounding Lara is a key component to its landscape setting and character, particularly to the north with views to the You Yangs. Designation of an urban settlement boundary will enure that rural land is protected from the ad-hoc conversion to urban activities.
The Rural Land Use Strategy (2007) proposes the northern end of the municipality (which includes Lara) be maintained for agricultural uses. There are opportunities for the use of reclaimed water around Balliang for horticulture and for some intensive animal industries subject to compliance with relevant Codes of Practice and landscape impact considerations. The Strategy also recommends development adjacent to the You Yangs and Brisbane Ranges be limited and carefully managed to protect these features. 
Avalon Airport is a significant State and regional transport facility. In relation to rural strategies for Geelong and the wider region there are significant opportunities to utilise this facility to export high quality produce. The Rural Land Use Strategy (2007) recommends the integrity, operating capacity and potential for development of the airport facility is protected and existing buffer areas for its safe operation be maintained. In terms of rural land to the east and south of the Princes Highway immediately adjoining the Avalon Airport it is recommended that any future land use needs to be associated and/or compatible with airport operations and have consideration to the landscape and environmental and drainage and flooding issues in the area.
The Greyhound Industry makes an important and significant contribution to the local and regional economy. The focus of the greyhound industry is in the area around the Lara Greyhound Education Centre located on the eastern fringe of the Lara township. This area is currently zoned Farming Zone which is considered the most suitable zone for such operations under Councils Local Planning Policy Dog Keeping and Racing Dog Training (Clause 22.07) and the Rural Land Use Strategy. Clause 22.07 provides direction on the location, design and siting and managing amenity impacts of dog training/racing/keeping facilities and also sets out permit application and assessment criteria. The Farming Zone is nominated as the preferred location for such facilities. 
Boomaroo Nurseries is one of Australia's largest seedling suppliers, supplying around 250 million seedlings to vegetable growers in South Australia, New South Wales and Victoria providing a significant boost to local employment and the economy. This area is outside the current settlement boundary and it is considered the Farming Zone is the most appropriate zone for this area. The Farming Zone will protect agricultural opportunities and protect land within influence of Avalon Airport from inappropriate use and/or development, although it is acknowledged this site is not in the direct flight path of the current Avalon Airport operations.
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                           Intensive horticulture production in Lara

The current saltworks at Avalon is zoned Special Use Zone 1 – environmental wetlands, salt production and land based aquaculture activities. This zone recognises the significant environmental values of the site but also acknowledges these are partly the result of land management practices.  The operators have indicated salt production activities are being scaled back and an alternate use will need to be considered in the future. Council supports the owners carrying out some preliminary strategic work to investigate future options for the site. Any potential alternate uses would have to have consideration for the operation of Avalon Airport, the environmentally sensitive nature of the site particularly as a buffer to Rasmar wetlands and Orange Bellied Parrot habitat, opportunities for net environmental benefits as part of a proposal, the existing and proposed industrial development planned for the area and the recommendations of the Rural Land Use Strategy. Any future proposal for this site would have to demonstrate a clear environmental benefit and not provide an oversupply of industrial land in the area. It is recommended the landowners carry out a land capabilities assessment to better understand some of these issues.
Rezoning rural areas (Farming Zone) to rural residential development (Rural Living Zone) should be resisted until a future review of the Structure Plan is completed and Council is able to determine growth activity and any future urban growth areas, without the hindrance of rural living development.  The Rural Land Use Strategy does not recommend rezoning land to Rural Living and no new Rural Living zoned land is provided for in the Structure Plan. The State Planning Policy Framework sets out the considerations for Rural Living development which includes the objectives set out in Ministerial Direction 6.
A long held planning principle of the Geelong Region has been to retain a non-urban break between Geelong and Melbourne and similar breaks between the townships within the Region.  The separation of Geelong from Melbourne/Werribee has been an important planning principle for a number of reasons:

· It ensures Geelong retains its own image and identity;
· It gives a sense of containment to the urban sprawl;
· It ensures that environmentally sensitive areas such as the You Yangs and Ramsar Wetlands continue to be protected;
· It protects the Avalon Airfield and potential intermodal transport facility site from encroaching residential and rural residential development;
· It ensures that the Melbourne Water sewerage treatment complex and farm are protected from urban encroachment and 

· It maintains rural farming areas for agricultural purposes.

For rural areas outside the Settlement Boundary, other than those of high environmental and/or landscape significance, opportunities exist for small scale farm base tourism activities such as B&B’s, group accommodation, food and wine production and other strategically identified opportunities in the Structure Plan. Suitability of non-farming activities will depend on issues such as current policy and zoning requirements, environmental, social and economic impacts, ability of landscaping to achieve a non-urban edge break where appropriate and impacts on existing rural production.         
	Principles

· To ensure that the surrounding rural landscape and setting of Lara is preserved.
· To protect agricultural land for agricultural purposes.

· To ensure the land use and development within those areas currently zoned Farming do not jeopardise future growth areas of the town.  


	Directions

· Retain the existing Farming Zone outside the settlement boundary, including no further expansion to the Rural Living Zone;

· Designate an urban settlement boundary to protect rural land from urban encroachment.

· Discourage activities on the periphery of the settlement boundary which compromise residential amenity, the non-urban break, the operations of Avalon Airport, rural activities and other strategic opportunities identified in the Structure Plan.

· Ensure land use activities within the Farming Zone retain an agricultural focus and preserve the rural, environmental and landscape qualities of the area.
· Encourage the establishment of agricultural enterprises (including horticulture, aquaculture and intensive animal farming) with consideration to preserving landscape values.
· Support the establishment of farm based tourism activities that retain an agricultural focus and preserve the rural, environmental and landscape qualities of the land.   
· Encourage landholders in the vicinity of Avalon Airport to undertake a land capability study (including environmental assessment) of the land to help determine what uses and management regimes might to appropriate in the future.  


Map 4 – The Structure Plan
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Figure 2 - Lara Town Centre UDF Master Plan





Figure 4 - Lara Town Centre East UDF Master Plan





Figure 6 – Short term recreation option











Hovells Creek flowing into Limburners Bay
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