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PART A STRUCTURE PLAN 

1.0
Introduction
1.1 Purpose of the Structure Plan

The 2011 Leopold 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 2006 Leopold Structure Plan. The Structure Plan was subject to Planning Scheme Amendment C254 and was re-adopted in January 2013 with changes resulting from the amendment process.

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 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 townships.

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

· Rural Areas

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 

[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

	· Leopold is a designated growth area but is subject to a number of constraints.

· There is a need to nominate a clear Settlement Boundary for the township to provide a compact urban form and protect its rural setting. 

· There is a need to ensure retail growth is consistent with the established retail hierarchy.

· There is a need to consolidate and improve sporting and recreation opportunities within the township. 

· Community facilities should be provided commensurate with communities needs.

· Strong State and Local Planning Policies provide directions for:

-  diverse and affordable housing
-  the protection of the rural environment and agricultural activities
-  enhancement of the design and built form of the township

-  climate change


2.2
Natural and Urban Environment

	· The opportunity to rehabilitate and protect the key environmental and landscape values such as Reedy Lake, Lake Connewarre, Gateway Sanctuary, Bellarine Rail Trail, Port Phillip Bay and remnant vegetation.

· The need to support public land managers to assist in the on-going management of the environment. 
· Opportunities exist for enhancement and provision of additional open space, recreational and cultural facilities and linkages.

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

· Climate change and resultant sea level rise could have significant impacts on low lying areas, coastal environments and infrastructure.

· There is a need and demand for increased retail space within Leopold if it is to fulfil its role as a potential sub-regional centre for the Bellarine Peninsula.

· The opportunity to create a high quality and functional retail and community precinct as part of the potential sub-regional centre development.



2.3
Demographics and Social Profile

	· Leopold will continue to receive strong population growth.

· Leopold will continue to have a high proportion of families and also has an ageing population which is an important consideration when planning for community infrastructure, facilities, services and housing diversity.
· Employment and journey to work data indicates that the majority of Leopold residents in the workforce are employed outside the township.
· The residents of the township rely almost entirely upon private cars for transport.


2.4
Township Facilities and Services

	· There is a need to carefully plan the expansion of the existing shopping centre into a potential sub-regional shopping centre to cater for Leopold and the Bellarine Peninsula.

· The local neighbourhood centres at Ash Road and Dorothy Street provide an important service to the local community. 

· With an increase in population there is a need to provide additional community and recreation services, facilities and infrastructure.
· There is an identified shortfall in both kinder and childcare placements.
· There are a number of studies and strategies which identify services, facilities and infrastructure which could be upgraded or provided to better serve the community.

· The town is well serviced by a primary education facility with the DEECD looking for a second primary school site. 



2.5
Transport and Physical Infrastructure

	· Opportunity to improve pedestrian and bicycle linkages throughout the township and within the open space areas through the implementation of the Leopold Strategic Footpath Network.
· The location of commercial and recreation at the edge of the township provides challenges for more sustainable, non-vehicle reliance travel.

· Opportunity to support improved and more frequent public transport options.

· Opportunity to improve traffic issues at key sites such as the Christies Road and Bellarine Highway intersection and Melaluka Road.

· Barwon Water is satisfied that the capacity of the water and sewerage systems will be capable of accommodating the identified future growth.

· There are drainage issues in Leopold given the flat low lying nature of land on the western edge of the township.



2.6
Commercial Growth, Residential Lot Supply and Further Development 

	· There is a need to plan for Leopold’s role as a potential sub-regional centre to ensure it provides a ‘town centre’ for Leopold community as well as retail needs of the wider Bellarine Peninsula.

· There is a need to recognise the important role of the local neighbourhood shopping strips at Ash Road and Dorothy Street.

· There is an opportunity to provide greater housing diversity around the Ash Road and Dorothy Street shopping strips and to extend the housing diversity area around the Sub-Regional Activity Centre.

· State and Local Planning Policy designate Leopold as an urban growth area. 
· The present lot supply will accommodate modest future growth.




3.0
The Plan

3.1
Vision

A vision for the township was derived from the Bellarine Peninsula Strategic Plan, and reads as follows:

	‘Leopold is the gateway to the Bellarine Peninsula’

In 2016 Leopold will be retained as an urban island, which offers clean air, health, education, recreation, employment and tourism opportunities for the community. Vital areas of bio-diversity will be recognised and managed through wildlife corridors including a large variety of flora, fauna and well managed wetlands and coastal area.

Leopold provides all residents a comprehensive range of housing, shopping, cultural and recreational enterprises which are environmentally friendly and respect our local features.

Leopold is a diverse community offering residents the advantages of urban and rural living and a strong sense of community.



This vision is still considered to be valid and appropriately reflect community aspirations. The Structure Plan will help deliver this vision by:
· Providing for sustainable growth;

· Protecting heritage values, identified landscape features and rural land;

· Providing opportunities for the creation of a potential sub-regional retail centre which serves the Bellarine Peninsula but also creates a ‘town centre’ for Leopold residents;
· Providing for local employment opportunities;
· Identifying traffic improvements to key routes including key intersections with the Bellarine and Portarlington Highways;
· Improving pedestrian and cycle connections & public transport facilities;

· Supporting improvements to public parks; and
· Retaining opportunities for the expansion of community infrastructure and recreational and cultural facilities to match the needs of the growing community.
3.2
Role of the Township

Leopold is regarded as the gateway to the Bellarine Peninsula and is well located to both the coastal townships of the Bellarine Peninsula (Ocean Grove ~15km) and central Geelong (~10km). The town is a distinct urban community located on a hillside bounded by Lake Connewarre to the south, drainage basin, wetlands and shopping centre to the west, Port Phillip Bay to the north and farmland to the east. 

The major services within the town include a shopping centre, two small retail shopping strips, a recreation park (netball, tennis, cricket and football), primary school, kindergartens and neighbourhood centre. Leopold has a range of services to support the local community with Geelong providing higher end services. The Municipal Strategic Statement in the Greater Geelong Planning Scheme has identified Leopold as a potential sub-regional centre. A sub-regional role would see retail expanded to a level which would serve the Bellarine Peninsula.

Leopold is still a relatively affordable place to live on the Bellarine Peninsula and the town is attractive to many first home buyers and families.  It has a mostly permanent population and residents generally travel to Geelong or Melbourne for work. 

Local Planning Policy has identified Leopold as a town that has growth capacity and as such it has been designated as one of the urban growth areas, along with Ocean Grove and Drysdale, for the Bellarine Peninsula. While Leopold is earmarked for growth it must also be acknowledged that matters such as drainage, landscape values, maintaining a compact urban form and environmental values will influence and potentially constrain growth opportunities.

It is noted each town on the Bellarine Peninsula does not need to continually provide a 10-15 year lot supply. This scenario would see the continual loss of rural land, no incentive to pursue consolidation within settlement boundaries and the loss of township identity. The City of Greater Geelong should achieve a 15 year lot supply across the whole municipality which is being achieved with land releases at Armstrong Creek, Drysdale, Ocean Grove, Lara and Leopold.
The G21 Regional Land Use Plan project should be completed by the next Structure Plan review. This will provide a context and directions around future growth on the Bellarine Peninsula including the roles of the various townships in accommodating future growth.

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

Leopold has been identified as a growth area in Geelong’s Municipal Strategic Statement and the township has experienced strong growth recently due to various land releases.

According to the ABS census in 2001 the population of Leopold was 6,783 and in 2006 it was 8,161. This represents an increase of 1,378 or a growth rate of 2.94%. The population in 2010 is estimated to be between 9,433 - 9,646.

The current lot supply in Leopold is approximately 23 years (9 years existing plus 14 years of land identified for future development). These figures are based on the average lot take-up of 110 lots per year. A higher take up of 250 lots per year provides a total lot supply around of around 10 years (4 years existing plus 6 years future supply). A higher lot take up may provide a more realistic demand figure given recent land releases and building activity. 

A municipality should typically designate 10-15 years lot supply, taking into account areas identified for urban growth (Residential 1 zoning) as part of Structure Plans or other land use plans. The land nominated within the settlement boundary in Leopold will provide around 23 years of lot supply (based on average lot take-up). A lot supply of 23 years is considered more than adequate for Leopold given its identified role as a growth area, albeit with constraints, and taking into account other major land releases on the Bellarine Peninsula at Drysdale and Ocean Grove and in Armstrong Creek.
While Leopold is a designated urban growth location within the City of Greater Geelong, it is subject to a range of physical constraints, both natural and artificial which 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. 

Recent Residential Development 

The 2006 Leopold Structure Plan identified 4 areas as appropriate for urban development. Three of these areas have been or are in the process of being rezoned: Christies Road (area 1), east of Melaluka (area 2) and Moss Road (area 3). The Ash Road area (area 4) remains in the Farming Zone.  It is likely planning will commence to rezone all or part of this land for residential purposes in 2011/12. 
Conventional Residential Development Opportunities

Ash Road Area

This area was known as ‘Area 4’ in the 2006 Structure Plan. It is within the Farming Zone and is considered a future residential development opportunity. The Structure Plan Map confirms the extent of this area. Generally, the area is bound by conventional residential land along The Court to the north, Mollers Lane to the east (first 5 properties), the developing ‘Estuary’ conventional residential estate to the west and rural living zoned properties to the south. 

The area is around 94 hectares and capable of yielding around 1,400 residential allotments based on a yield of 15 dwellings per hectare. However, the actual yield may be considerably lower given road, drainage and open space requirements.

The area comprises a number of rural allotments generally developed with single dwellings. The productive capacity of this land is limited because of the fragmented land holdings and the proximity to residential areas to the north and west and the established rural living allotments to the south. It is important an appropriate interface is provided to this rural living area as part of any development proposal.

Land on the Bellarine Peninsula including Leopold has a history of potato growing and in some cases this included the use of dieldrin and DDT. Council must be satisfied there are no contamination issues with the land in accordance with Ministerial Direction No. 1 – Potentially Contaminated Land. An Environmental Audit may be required as part of a rezoning proposal to satisfy this requirement.          

The highest point of this land is west of Ash Road and a portion of this land drains to the west towards Reedy Lake. The remainder of the land slopes downwards generally in a south-easterly direction with stormwater draining to Lake Connewarre. Reedy Lake and Lake Connewarre are ecologically sensitive areas and planning for residential development in this area will have to be carefully managed with regard to storm water with consideration to best practice sustainability principles and water sensitive urban design. The designing of drainage basins should also have regard to best practice mosquito management. It is also noted there are odours associated with decaying plant life around the shores of the Lakes, particularly during summer and at this time there are limited options to deal with this.

There is an area of higher ground on the east side of Ash Road just south of The Court. This area is considered the most appropriate location for a local park (around 2 hectares) which will be able to take advantage of available views. It is important there are adequate connections to the park from existing and proposed residential areas and other key destinations such as Lake Connewarre.  The park should be provided with good passive surveillance including dwellings fronting the park and avoiding high, solid residential fencing along the boundaries. Connections should include footpaths and/or shared paths and shoulder sealing along Ash Road as well as connections with the developing residential estate to the east. The provision of medium density housing opportunities around this site would also be encouraged. Where a residential area abuts a rural (Farming Zone) area an appropriate interface should be provided which avoids large sections of rear boundary fences.

Development of the Mollers Lane area should include a connection through to the area of open space off Myuna Street, which would provide a convenient connection through to the Ash Road local neighbourhood shopping centre. Future development along Mollers Lane should also have regard to the areas of land covered by Significant Landscape Overlay 10- Lake Connewarre Escarpment. Particular attention should be given to the integration of future development into the landscape character of the area, including the preparation of robust landscape strategy informed by a landscape and visual assessment. 

The Department of Early Education & Childhood Development (DEECD) has indicated a second primary school site may need to be found in the future. The possibility of locating it within this growth area adjacent to the proposed public open space should be considered. There may also be an opportunity to co-locate other early childhood services such as a kindergarten. 
It is recommended this area be rezoned from Farming Zone to Residential 1 Zone with an Outline Development Plan and/or a Development Plan Overlay. The Development Plan will need to address:

· Community Design (subdivision design, lot diversity, interface treatments, open space locations, key links etc.)

· Water Sensitive Urban Drainage Master Plan (stormwater management and treatment, reuse opportunities, ongoing maintenance etc.)

· Open Space Landscape Master Plan (plantings, playgrounds, paths, earthworks, seats, bollards, fencing, drainage, connections etc.) 

· Road Network and Traffic Management Plan (impacts on the arterial and local road network, proposed internal layouts, road traffic safety audit etc.)
· Landscape and Visual Impact Assessment

And potentially a:

· Environmental Management Plan
· Environmental Audit
· Native Vegetation Plan 

· Cultural Heritage Plan 

· Construction Management Plan

As part of the rezoning a Development Contributions Plan or similar mechanism should be also be developed to provide for infrastructure (physical and community). 
Urban Consolidation Opportunities

Melaluka Road (north and south)

There are four precincts of Low Density Residential Zoned land along Melaluka Road. The precincts around Barrabool Crescent and Cypress Crescent provide a reasonable opportunity to increase residential densities within reasonable proximity to the Sub-Regional Activity Centre.

These precincts are largely developed with substantial houses and outbuildings and established gardens. These precincts also provide housing choice in the Leopold market with larger lot sizes available. Should these areas be further investigated for further consolidation opportunities there would have to be strong support from the majority of landholders before Council would consider a rezoning proposal. An Outline Development Plan (or similar mechanism) would be required to coordinate planning over multiple land ownerships.
681 & 683 Bellarine Highway 

These two lots are currently zoned Low Density Residential Zone with a combined area of around 2,537sqm. Each lot contains a dwelling, outbuildings and garden. These lots adjoin the recreation reserve and are within 150 metres of the Sub-Regional Activity Centre site. The site is also with close proximity to bus stops, primary school, medical centre and Gateway Sanctuary.

These sites are considered to provide an opportunity for higher density housing options (integrated housing) beyond traditional detached housing in the township. The development of the site should consider a design, which facilitates natural surveillance to the recreation reserve and considers the privacy and amenity of neighbouring lots to the east. It is recommended the site be rezoned to the Residential 1 Zone, subject to consideration of access and servicing arrangements.

Areas Not Recommended for Rezoning for Residential Development (R1Z, LDRZ, RLZ)

Within the nominated settlement boundary there is approximately 23 years of lot supply (based on 15 lots per hectare and take up of 110 per year). This is considered appropriate given other significant land releases on the Bellarine Peninsula including Drysdale-Clifton Springs (Jetty Road) and Ocean Grove (north east growth area) and land releases in Armstrong Creek. 

Given the current lot supply, the need to consolidate development within settlement boundaries, the need to protect rural land and the need to protect the rural landscape and township identities on the Bellarine Peninsula, land outside the settlement boundary is unlikely to be supported for residential development as part of this Structure Plan.

Development constraints in Leopold include the low-lying, flat land on the western edge of the township which is prone to extensive sheet water coverage in periods of significant rainfall. This means there is poor natural drainage in this area making it unsuitable for urban development without significant works and infrastructure to manage drainage and flooding. The cost of such works would have to balanced against social, economic and environmental considerations. 
The north side of Portarlington Road also contains low lying land which will have similar drainage considerations as those listed above, it could also be impacted upon by sea level rise/climate change which is currently being investigated. This area provides an important rural vista looking over Port Phillip Bay which plays an important role in the character and attractiveness of the township. The Open Space Networks Study recommends that the existing limited access to the northern shoreline of the Peninsula between Point Henry and Clifton Springs (including north of Leopold) be maintained to protect this area because of its environmental significance and the potential location of culturally significant sites. Portarlington Road carries high volumes of traffic and urban development on the north side of the road would create a community that is separated from the main township. For these reasons this area is not considered appropriate for urban development.
The current southern extent of the township boundary should not be expanded any further. This area is adjacent to Lake Connewarre, which is environmentally sensitive. This area is also covered by Significant Landscape Overlay 10 – Lake Connewarre Escaprment, which aims to maintain the largely unbuilt and partially vegetated character of the area.

The eastern edge of the town is proposed to expand to incorporate a further 5 properties. If developed, these properties will add a further 30ha and will extend the Residential 1 zoned land on the south side of the Bellarine Highway to generally correspond to the Residential 1 zoned land directly to the north with Mollers Lane acting as a logical boundary. Further east and south of these properties should be maintained for rural landscape and farming values.

As part of the next Structure Plan review, if it determined Leopold is to continue to provide for growth, land east of the settlement boundary, particularly north of the Bellarine Highway could be investigated for future residential growth. Land in this area is not constrained by the issues affecting land to the south, north and west. At this time, the focus of residential development should occur within the settlement boundary where as part of this Structure Plan additional ‘increased housing diversity areas’ have been nominated. The current lot supply for the town is around  23 years (based on average growth) and there is considered to be no need to further extend the settlement boundary at this time.
	Principles

· To facilitate appropriate growth inline with Councils policy on urban growth areas.
· To identify appropriate locations for residential development.

· To ensure adequate infrastructure (physical & community) is provided to 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 treatment and reuse and energy conservation.


	Directions

· Identify a settlement boundary.

· Direct conventional residential development to the Ash Road area and support the rezoning of this land subject to a Outline Development Plan and/or a Development Plan Overlay which addresses the matters raised in the Structure Plan.

· Support the inclusion of Increased Housing Diversity Areas around the Ash Road and Dorothy Street shopping centres.

· Support the development of Development Contributions Plans or similar mechanisms to provide for, or contribute to, identified infrastructure needs.

· Support rezoning of 681-683 Bellarine Highway from a Low Density Residential Zone to a Residential 1 Zone.

· Support the objectives and principles set out in the City of Greater Geelong Infrastructure Development Guidelines 2010 in relation to new subdivisions.

· Ensure new subdivision proposals include Environmental Sensitive Design, Water Sensitive Urban Design principles and stormwater re-use principles.

· Further investigate consolidation opportunities in the nominated Low Density precincts (north and south Melaluka Road)  if the majority of landholders within an area are supportive of a rezoning.




3.3.2
Settlement and Housing

Council’s adopted Housing Diversity Strategy supports the development of medium density housing within 400 metres walking distance of local activity centre and 800 metres walking distance of a sub-regional centre subject to consideration of any site specific constraints. The extent of the Increased Housing Diversity Area in Leopold is shown on the map below.
Map 2 – Leopold Existing Increased Housing Diversity Areas

[image: image2.wmf] 

 


Given the shopping centre is on the edge of town, the 400 metres incorporates two areas of less than 100 lots. The walkability of the nominated areas to the shopping centre is extremely poor given the lack of footpaths, the need to cross busy roads and subdivision patterns which include many cul-du-sacs.  The nominated areas have also been developed recently with new, large dwellings (dwellings that have a large footprint and take up most of the lot) which are unlikely to be re-developed in the near future. 

It is noted the increased housing diversity area around the existing shopping centre can be increased from a 400 metre radius to a 800 metre radius as part of the centre becoming a Sub-Regional Activity Centre. It is considered this should not be done until the first stage of the centre expansion is completed.
Increased Housing Diversity Area Opportunities around Local Centres

The Ash Road and Dorothy Street shopping strips each have over 10 shops/tenancies including a small supermarket and are defined as a ‘local centre’ under the Geelong Retail Strategy. The Housing Diversity Strategy does not nominate ‘local centres’ for increased housing diversity. 

The Leopold Footpath Strategy has mapped the ‘walkabilty’ of the town (see map 3 below). The map shows the areas around these local centres are ‘highly walkable’ (shown in darker hatching) and include a number of services within a 400m radius including:

· significant bus routes / stops;

· well constructed footpath network; 

· local parks; 

· aged care;

· churches;

· hall;

· kindergartens; 

· Maternal and Child Health Service and 

· doctors surgery / other medical practices.

Map 3 – Walkability Index around the local shopping centres
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Source: David Lock Associates, 2007

The majority of housing stock around these centres was developed in the 1950-1960’s and 1970-1980’s and is more suitable and likely to be re-developed over time. This contributes to the likelihood of increased housing diversity being achieved in these areas. Increased housing diversity is important in Leopold given the 2006 census revealed almost 95% of housing in Leopold is traditional detached housing. It is recommended areas within a 400 metres walking distance of the neighbourhood shopping centres be included as housing diversity areas. The proposed maps for these areas are shown over the page.
Leopold is expected to receive growth in all age cohorts and particularly the 50+ and lone person households cohorts. It is important to ensure the town has a range of housing types to serve the needs of all residents.  It is the strong preference of Council’s Aged and Disability Department and Social Planning Units to support older residents to live independently within their own home for as long as possible.  Housing options for older people should be located within close proximity to activity centres or shopping precincts (or at least within commuting distance for a ‘gofer’).  The proposed inclusion of the additional Increased Housing Diversity Areas around the Ash Road and Dorothy Street local shopping strips should assist with this objective.
Residential Aged Care Facilities should be located within residential areas, activity centres and new residential areas to be close to services and public transport. The Structure Plan does not support aged care facilities or accommodation on the edge of townships or in locations which segregate older people from the rest of the community.  

It is important to ensure that new development contributes positively to the Leopold township through increased landscaping, including the provision of street trees, accessibility and quality community and architectural design.  

Maps 4 & 5 - Proposed Increased Housing Diversity Areas: 
[image: image5.wmf] 
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	Principles 

· Ensure that future housing development complements the character of the town and provides for a variety of housing sizes and types. 

· Ensure that new subdivisions incorporate sustainability principles including energy efficiency, connectivity and water management.

· Ensure that new subdivisions provide for community safety and crime prevention. 


	Directions

· Encourage medium density housing development within a 400 metres walking distance of the Ash Road and Dorothy Street neighbourhood centres and 800 meters around the Sub-Regional Activity Centre (once first stage of expansion is completed) by including them as ‘increased housing diversity areas’ in the incorporated document and removing the DDO14 control.

· Support higher density housing on the sites known as 681 & 683 Bellarine Highway subject to the considerations set out in the Structure Plan.

· Encourage housing development that complements the character of the area.  

· Support aged care facilities and accommodation that is centrally located within the community and close to facilities, services and public transport.
· Support the preparation and implementation of the G21 Affordable Housing Strategy including the appointment of a Registered Housing Association.

· Ensure new subdivision and development proposals include Environmentally Sustainable Design, Water Sensitive Urban Design and stormwater re-use design techniques. 

· Ensure new subdivision and development proposals incorporate Crime Prevention through Environmental Design (CPTED) and Safer by Design principles.


3.3.3
Economic Development and Employment

The economic future and generation of employment within Leopold will be largely reliant on the existing shopping centre and its potential role as a sub-regional centre for the Bellarine Peninsula.  Council has prepared a number of reports to investigate the role of Leopold as a sub-regional centre and what this centre might comprise of. The Leopold Sub-Regional Activity Centre (LSRAC) area includes the existing shopping centre and the vacant rural land directly adjacent to the north and west, Leopold Memorial Recreation Reserve, Gateway Sanctuary and the south-east corner precinct up to the service station.
Land Use Directions – Retail

The Leopold Sub-Regional Activity Centre Assessment prepared by Tim Nott economic analysis and strategy in January 2010 provides an economic analysis of the current and potential retail situation of Leopold and the Bellarine Peninsula. The report concludes:

‘There is likely to be sufficient demand to accommodate expansion of the Leopold Gateway to a sub-regional activity centre over the period to 2021.  This would involve development of a DDS, a further supermarket and specialty shops.  It could also include the development of an adjacent peripheral sales precinct providing wholesale trade, light industry and storage as well as bulky goods retailing.’

It also notes: 

‘There is likely to be demand in the precinct for non-retail activities such as offices, community services, recreation and entertainment, wholesale trade and light industry.  Provision of these activities is desirable, providing a range of additional employment opportunities, and generating multi-purpose trips that reduce costs and energy use.’

The assessment suggests an additional 45,000 sq m of floorspace could be accommodated in the centre to 2021 as seen in Table 1.

Table 1 – Retail Floorspace to 2021 
	Location
	Retail 

sqm 
	Non-retail sqm
	Total floorspace 

sqm

	In-centre space
	17,700
	7,600
	25,300

	Peripheral sales precinct (Highway)
	10,000
	10,000
	20,000

	Total
	27,700
	17,600
	45,300


Source: Tim Nott

This floor space would require between 9 and 11 ha of land, depending on the extent of multi-storey development and has the potential to create 1,100 jobs.

The assessment acknowledges the expansion of the centre at Leopold is likely to be at the expense of investment in the proposed Business 4 zoned precinct in Ocean Grove, since there will be insufficient demand in the period to 2021 for both areas to develop significantly.  Other things being equal, development at Leopold in order to support a viable sub-regional centre should provide higher community benefits than development at Ocean Grove.

The Geelong Retail Strategy recommends a maximum floorspace of 35,000sqm of retail (shop) for a sub-regional centre and that this would cater to a population between 40,000 – 80,000 people. The Retail Analysis prepared by Tim Nott as part of the LSRAC master plan estimates the trade area population for the LSRAC at 2021 to be 65,600 people. At this time, it is recommended a retail (shop) cap of 35,000sqm be applied to the Leopold Sub-Regional Activity Centre in the schedule to the Business 1 Zone. 

Urban Design Framework (UDF)

Council engaged Beca consultants to develop a framework to guide the future development of the Leopold Sub-Regional Activity Centre (LSRAC). The Framework includes a background report, planning report, urban design framework and recreation reserve master plan. 

The Urban Design Framework sets out to provide directions on how to achieve sustainable design outcomes for the LSRAC that reflect Council and community aspirations for the area. The features of the UDF include: Sustainability; Character and identity; Social and cultural wellbeing and Connectivity and accessibility. 

The key objectives are:

· Establish a pedestrian friendly environment; 

· Establish strong connections between the LSRAC and Leopold Township;

· Activate frontages along the Bellarine Highway and Melaluka Road; 

· Establish a safe, legible urban structure; and  

· Provide for a range of community amenities integrated through a strong landscape strategy.

The UDF then goes onto provide general principles and strategies in the areas of:

· Establishing a connected community;

· Sustainability;

· Open space and pedestrian movement;

· Land use;

· Vehicle movement and parking; and

· Built Form.

Two concepts were developed to show how these principles might be applied should the existing retail centre expand. The north option (Concept 1) is Council’s preferred option and is shown in Map 6. The north option is considered to provide a superior option in terms of creating a compact, walkable environment, providing an attractive, legible entrance to the township and providing better connections to the existing township.

It is noted the plans are conceptual only and may not reflect a formal proposal. However, any formal proposal should achieve the key objectives identified in the UDF.

To implement the north option, it is recommended the land known as 621-639 Bellarine Highway (~6.5ha) and 92–100 Melaluka Road (~6.55ha) be nominated as appropriate for rezoning to facilitate the development of the Sub-Regional Centre, generally in accordance with the principles of the UDF and included within the settlement boundary. At this time, specific zones and areas have not been nominated to allow flexibility in relation to providing a mix of retail and non-retail uses. A separate planning scheme amendment will be required to rezone the Sub-Regional site and this will need to be accompanied by a planning report, which demonstrates how the proposal addresses the economic analysis in relation to retail and non-retail floor space demand, meets the needs of the community and generally meets the principles of the UDF. 

Commercial development west of Clifton Avenue is not preferred. Clifton Avenue is seen as the logical settlement boundary.
As part of a rezoning application, a Development Plan Overlay should be included to ensure an integrated centre is achieved that generally meets the key objectives identified in the UDF. It should also consider possible staging, multiple land ownership and key issues such as drainage and traffic and a Development Contribution Plan or 173 Agreement to manage infrastructure provision and any developer contributions. A Design and Development Overlay should also be applied to ensure the built form principles expressed in the UDF are achieved. 

A rezoning proposal could be considered alongside a development proposal in the form of a section 96A application.
The matters that will need to be considered as part of a rezoning include (but are not limited to):

· Relevant State and Local policies;

· Assessment against clause 22.03 and any other relevant section of the planning scheme;

· Leopold Sub-Regional Activity Centre Urban Design Framework;

· Issues of drainage and water management including on-site and off-site impacts (catchment wide) and discharge to Port Phillip Bay;

· Infrastructure and servicing;

· Movement network (traffic, intersections, roads, shared paths, footpaths);

· Integration with the existing centre and future stages;

· Developer contributions; and

· Staging plan.
The matters that will need to be considered as part of a development proposal include (but are not limited to):

· Relevant State and Local policies

· Business 1 Zone considerations (use and development) including amenity, application requirements and decision guidelines;

· Leopold Sub-Regional Activity Centre Urban Design Framework;
· Assessment criteria for retail planning applications;
· Car parking;

· Loading and unloading of vehicles;

· Bicycle facilities;

· Advertising signs;

· Land adjacent to a Road Zone; and

· Integrated public transport planning.

Map 6 – Preferred North Concept for the Sub-Regional Shopping Centre Expansion 
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Proposed Mixed Use Local Centre 
There is a Low Density Residential zoned precinct on the south-east corner of Melaluka Road and the Bellarine Highway.

This area currently comprises a pizza restaurant and a number of convenience restaurants under constriction, five residential properties, a service station and the CFA station.

The Leopold Sub Regional Activity Centre Urban Design Framework Plan has identified this area for a mix of retail and residential land uses which includes retail uses and car parking fronting the Bellarine Highway, a service laneway at the rear of the retail properties and a separate vehicle laneway to serve potential medium density residential development to the rear of the lots.

Given the current and proposed mix of land uses in this precinct, it is recommended this area be rezoned to the Mixed Use Zone. A Design and Development Overlay should be applied to ensure development is integrated in relation to parking areas, setbacks, access (including laneway), servicing etc. The Overlay should promote the principles identified as part of the Urban Design Framework.
Neighbourhood Shopping Strips (Ash Road & Dorothy Street)

Neighbourhood activity centres are located within Leopold at Ash Road and Dorothy Street. The Ash Road centre is situated on the southern side of the Bellarine Highway and comprises 12  shops including a bakery, news agency, milk bar, butcher and chemist. The Dorothy Street centre is located north of the Bellarine Highway and includes 13 shops including a supermarket, opportunity shop, café and real estate agent.

These centres are well located within residential areas, are highly accessible and provide an important function in the community.  It is recommended the land around these centres (a 400m radius) be designated as increased housing diversity areas. 

	Principles

· Support the role of Leopold as a Sub-Regional Activity Centre. 

· Encourage the creation of service hubs within the town to accommodate community, health, education, civic services/facilities.

· To provide opportunities for employment and investment to the region.


	Directions

· Support the integrated and staged development of the Leopold Sub-Regional Activity Centre. 

· Ensure the development of the potential Sub-Regional Activity Centre is generally consistent with the principles and directions set out in the adopted Urban Design Framework.

· Support the rezoning of land to facilitate the development of the Sub-Regional Activity Centre as identified on the Structure Plan map and include a Development Plan Overlay and Design and Development Overlay to apply the principles of the UDF. 

· Apply the Mixed Use Zone to the precinct on the south-east corner of Melaluka Road and the Bellarine Highway.

· Encourage a diverse mix of uses and activities within the proposed Leopold Sub-Regional Activity Centre providing a wide range of goods and services including retail, office, entertainment, community, recreation etc.

· Encourage the development of the proposed Sub-Regional Activity Centre so it will integrate with the existing centre and enhance its appearance and functionality. 
· Support increased housing densities around the Sub-Regional Activity Centre and the neighbourhood shopping strips at Ash Road and Dorothy Street.
· Provide appropriate pedestrian and cycle links to key destinations and routes throughout the town. 


3.3.4
Infrastructure

Development Contributions 

The most significant infrastructure requirements for the township over the life of this Structure Plan include drainage, strategic footpath construction, funding for the community hub which includes a library and funding the works identified for the Leopold Memorial Recreation Reserve sports precinct.
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 Leopold 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. A minimum area of 10% unencumbered land (unless otherwise negotiated) of public open space will also need to be provided.
Stormwater

The City of Greater Geelong Stormwater Management Plan aims to improve the environmental management of urban stormwater to protect the environmental values within the region. Urbanisation can result in increased runoff volumes and the introduction pollutant, nutrient and sediment which can have a negative impact on the environment. Leopold consists of two sub-catchments: 

Leopold sub-catchment 

This extends east from Point Henry towards Clifton Springs sub catchment and drains into the highly valued environment of Port Philip Bay. The value of the marine and foreshore habitat in this area is due to the presence of seagrass beds in the intertidal and immediate sub-tidal areas, and, to a lesser extent the habitat provided by the saltworks.

The Reedy Lake sub-catchment 

This is located between the urban area of Geelong and Leopold. It drains entirely into the Ramsar listed Reedy Lake and continues into the environmentally significant areas of the Barwon River, Hospital Swamp, Lake Connewarre and the Barwon River Estuary.

The sub-catchments bisect the township roughly along an east west axis so stormwater runoff generated north of the Bellarine Highway typically drains into Corio Bay and stormwater south of the Bellarine Highway typically drains to Reedy Lake. The environmental values of the receiving areas in both sub-catchments are defined as “very high” in the Stormwater Management Plan.

Stormwater Management

Management of stormwater is critical in order to protect the environmental values of the receiving areas from pollutants and sedimentation. It is essential that future urban areas such as those designated for urban development in this Structure Plan are developed in accordance with best practice stormwater management principles including water sensitive urban design techniques.

In order to ensure the highest possible level of stormwater quality, future developments will be required to set aside areas for pre-treatment of stormwater using methods such as artificial wetlands and sediment basins. All developments will be required to model the treatments proposed to outline the levels of Nitrogen, Phosphorous, suspended sediments and litter that will drain from the site. All new developments will also be required to incorporate stormwater re-use into the design so as to reduce total volumes draining from new developments.

The potential sub-regional site is located on the west side of Melaluka Road which is flat, low lying land. These conditions make achieving elevation to transmit storm water flows very difficult. 
The existing shopping centre site and the site directly abutting the centre was subject to filling a number of years ago. This raised the level of these sites above the level of surrounding land. The fill has subsequently displaced flood storage onto lots to the north and west and obstructed flood conveyance towards the Bellarine Highway (& Gateway Sanctuary) as shown by the map below. As a result of this, flood waters and drainage flows within the southern sub-catchment now overflow more readily to the north and the drainage line discharging to Port Phillip Bay at Moss Road.

Map 7 – Flood Mapping around existing shopping centre catchment
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Any development proposal should be able to demonstrate on a catchment-wide basis that no adverse flooding impacts occur on any property within the catchment as a result of development. It is likely storm water from the development site will need to be discharged into Port Phillip Bay and that existing infrastructure will not be able to cater to the additional volumes resulting from increased development. A catchment wide flooding and storm water management plan addressing on-site and off-site impacts would need to be provided as part of a rezoning/development proposal. 
The projected sea level rise impacts of climate change will almost certainly affect existing drainage systems and outfalls that discharge into the tidal frontages of Lake Connewarre and Port Phillip Bay.  Impacts such as localised flooding, storm rainfall and surges could also have an impact. It is recommended Council continue to develop its Climate Change Adaptation Strategy and monitor the situation.
Community and Recreation Needs

The Bellarine Peninsula Community Service Plan 2006-2016 establishes a plan for improved community and social service provision within the town. The actions include the provision of pedestrian and community linkages, providing ‘children focused’ services including additional maternal and child health services, childcare/kindergarten services, library facilities and improved playground facilities. The Plan also identifies the need to provide appropriate housing options for older people to address issues such as walkability, affordability, access to shops, services, public transport, facilities and capacity of footpath network (width and grade for ‘gofers’). 

Early Childhood 

Council has identified a shortfall in both kinder and childcare placements, with only 2 kindergartens (Allanvale and Leopold) and 1 childcare facility serving an estimated population of around 9,500 with the 0-4 age group accounting for approximately 7% of that population. 

There is a proposal to double Allanvale’s existing capacity subject to funding and approvals which will provide a short-medium term solution the demand.
The development of the community hub (discussed below) will be vital to providing adequate early childhood services including an additional kindergarten room, 60 place child care centre, toy library, playgroup and Maternal Child Health. There may also be opportunities to develop early childhood facilities in conjunction with a potential new primary school in the Ash Road growth area.
Education Facilities

DEECD have indicated the existing primary school is nearing capacity and with further growth in the town likely to occur another primary school may be required in the near future.

The Department’s requirements for a new site states that a new Primary School should be:

· Located on 3.5ha of land that is not constrained by environmental, health or physical concerns;

· Bounded by three street frontages to facilitate safe and efficient pedestrian movement, including an allowance for indented parallel roadside parking;

· Located on a connector street rather than an arterial road, with sufficient width to provide student drop off zones, bus parking and on-street parking;

· Integrated with the neighbourhood and located near neighbourhood activity centres;

· Located adjacent to public open space network and/or community and sporting facilities (including preschools) to provide for collection, integration and sharing;

· Located on walking and cycling networks; and

· Situated no closer than 400m from Extra High Voltage Transmission Lines.

The Department currently owns a parcel of land at 19-33 Koonangurt Rd, however they are currently in the process of disposing of this surplus piece of land due to it proximity to the existing  Leopold Primary School. The Department have not identified a potential site at this time however have raised the possibility of land located south of the existing urban area.

Council has identified access to special education programs and facilities for children and parents living on the Bellarine Peninsula and eastern suburbs of Geelong are extremely limited. As the population on the Bellarine increases, consideration should be given to providing additional special education facilities in a location that is accessible to families living on the Bellarine. The provision of such a program would need to be considered in conjunction with DEECD.

Given the current policy direction to co-locate early childhood services with primary schools a new school site should consider setting an area aside for a minimum 2 room kindergarten service. An integrated approach to co-locating children’s services is supported by the Victorian Government through its Blueprint for Education and Early Childhood Development, Victorian Early Years Learning and Development Framework and Victoria’s Plan to Improve Outcomes in Early Childhood policy documents.

Leopold Community Hub

Council owns a 2.5ha parcel of land on Kensington Road which provides a major opportunity given the site is centrally located and close to the school and Leopold Indoor Neighbourhood Centre (LINC), see map 4 below.  

Map 8 - Leopold Community Hub Site
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Source: Leopold Community Hub Concept Design, DLA, February 2008

The Leopold Community Hub Concept Design, 2008 report identified community needs and set out a vision for the hub which included matters such as: 

· providing the relevant social infrastructure to support the community’s wellbeing and changing needs;
· improving the co-ordination and accessibility of a range of community services;

· creating high quality open space and buildings;

· showcasing sustainable development;
· providing a place the Leopold community value and are proud of; and

· providing an important walking destination as well as a link for a wide range of east-west pedestrian and cycle movements.

As planning for the site has progressed, the hub is likely to include a library, meeting rooms, youth space, and an integrated children’s service which incorporates preschool/kindergarten, toy library, playgroup, flexible space, Maternal Child Health and specialist consulting rooms.  Project construction is likely to be staged over a number of years to facilitate funding/resourcing. A number of developer contributions have been put towards this project however further funding sources are still required.
Sport and Recreation Facilities

The Study of Open Space Networks 2001 and the Bellarine Peninsula Leisure and Recreation Needs Study 2005 established recommendations relating to the provision of new facilities and enhancement and improvement of existing recreation spaces. A large number of Leopold recommendations have now been implemented. The remaining action is:

· Acquire a two-hectare Informal Park site via developer contributions, in the Ash Road area.

A more detailed study has been prepared by Beca consultants for Memorial Reserve known as the Draft Leopold Recreation Master Plan, 2010. The Master Plan provides options for the provision and the upgrade of facilities to cater for the community and user groups now and into the future.

Draft Leopold Memorial Recreation Reserve Master Plan

The Master Plan was developed following initial consultations with key users and stakeholders and an analysis of industry trends and standards. As a result two options were developed. Option 1 retained most of the existing uses while rationalising and improving facilities and amenities. Option 2 planned for the relocation of the Sportsmans Club to the site, and the generation of a ‘Sports-hub’ central to Reserve facilities. Following the consultation period the preferred option is option 1. A master plan showing the key features of the plan can be seen on Map 9 below.
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     Football/Cricket clubrooms, Skate Park and Playground facilities at Memorial Park

As a result of public consultation, option 1 has been identified as the preferred option and Council will be seeking funding to carry out the identified works.

Map 9 – Leopold Memorial Recreation Reserve Master Plan - rationalising and improving facilities and amenities
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Estuary Open Space

As part of the ‘Estuary’ estate (area 2) a 5 hectare sub-regional open space has been provided in the form of a grasses oval and a soccer pitch, access and carparking (up to 30 spaces) and landscaping. The remainder of the open space will provide recreation parkland for casual use.

Stormwater Re-use Opportunities

Given the recent drought conditions and the issue of watering sporting fields, stormwater re-use opportunities should be investigated.  New sporting facilities requiring watering should be located near a reliable source of stormwater where possible. This practice is currently used at Memorial Park where stormwater collected at Gateway Sanctuary and is pumped across the Highway for watering purposes. The design of new subdivisions and open space areas should be designed to maximise stormwater re-use opportunities.

Lake Connewarre

The link to Lake Connewarre, which was a recommendation of the Open Spaces study, has recently been completed. The link allows access to a new reserve which includes a viewing platform, picnic table, car park, paths, landscaping and information. 

Rail Trail

The Bellarine Rail Trail is a recreational trail developed for use by walkers, runners, cyclists and horse riders.  The 2.5 metre wide trail is constructed primarily of compacted road base material, with sections of the trail sealed between South Geelong Station and the Bellarine Hwy, and between Kensington Rd and Christies Rd, Leopold.

The surrounding reserve features areas of remnant and native vegetation creating a safe and tranquil environment for users. There is a native revegetation program that is actively supported by volunteers from the Friends of The Bellarine Rail Trail. The trail will link the areas of existing vegetation to create a continuous green corridor through the heart of the Bellarine Peninsula.
Preserving the rail corridor for the potential reinstatement of a rail service is also considered an important objective in the context of increasing fuel prices, traffic congestion, energy efficiency and environmental outcomes. 
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Bellarine Rail Trail
Port Phillip Bay Access

Council’s Open Space Networks Study and Bellarine Peninsula Recreation & Leisure Needs Study have identified the need for managed access to the northern shoreline of the Bellarine Peninsula and the importance of regaining public ownership of the foreshore where possible in Leopold/Curlewis.  The latter study also notes the need to protect the north shore of the Peninsula (particularly between Pt Henry and Clifton Springs) as an area of existing limited access and as a location of environmental significance, containing sites of potential cultural significance.

The further investigation of Bay access and regaining public ownership of foreshore land, particularly between Clifton Avenue and Grand Scenic Drive which incorporates two existing and one proposed caravan park, is a supported direction of the Structure Plan. Boat access in this area would need to be considered alongside boating needs in the region. 

Movement
Roads

VicRoads is responsible for the Bellarine Highway and the Geelong-Portarlington Road. Post the 2006 Structure Plan, traffic control signals have been installed at the Geelong-Portarlington Road and Christies Road intersection and the Bellarine Highway and Melaluka Road intersection. This financial year signals will be installed at the Bellarine Highway and Christies Road intersection. No other major works or polices are proposed for Leopold. 

Given residents in Leopold generally travel outside of the town for work, secondary school etc there is a need to provide improved public transport services to and within the town which could include:

· Increase frequency and improve services to provide a better, safer and more convenient public transport service in order to promote transport options for all residents, encourage the use of more sustainable forms of transport and reduce car reliance.

· Develop the provision of public transport appropriate to Leopold’s role as a gateway for the Bellarine Peninsula as well as access to Geelong and Greater Melbourne including increased frequency and services 7 days a week.

Cycle Strategy

The Greater Geelong Cycle Strategy 2008 has recommendations for Leopold including the installation of road bicycle lanes on Christies Road which would include signage. It also recommends bicycle lanes along Melaluka Road. A shared path is currently being planned by Council’s Infrastructure Management Unit along the north section of Melaluka Road.
Leopold Strategic Footpath Network

The Leopold Strategic Footpath Network October (2007) identifies a number of improvements and recommendations for implementing the improvements including focusing on ‘strategic footpaths,’ retrofitting key routes in existing areas and providing adequate footpaths in new subdivisions. These can be seen in Map 10.
Map 10 – Strategic Footpaths
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	Principles

· To encourage the provision of a range of social and community services that complements the size and role of the township. 

· To provide public open space within existing and proposed residential areas to cater for the passive and active recreation needs of the community.

· To provide appropriate physical infrastructure such as stormwater, drainage, water supply, sewerage, electricity, gas, telecommunications and footpaths to new residential areas.

· To provide adequate community infrastructure and services.

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

	

	Directions

· Support the use of Developer Contribution Plans and/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.

· Encourage the use of best practice water sensitive urban design measures including water conservation and reuse within all new residential and commercial developments.  

· Encourage new subdivision and open space design to maximise stormwater re-use opportunities, walkability and passive surveillance. 
· Support the expansion of existing kindergarten facilities to cater for short-medium term demands.

· Support the development of the Council owned land at Kensington Road to provide a range of community services and facilities. 

· Investigate options for a potential primary school and kindergarten location with DEECD including the potential for a special education program in the Ash Road growth area.

· Investigate and pursue funding opportunities from development contributions and other sources to facilitate the development of community infrastructure and services.

· Support the development and implement the findings of the adopted Leopold Memorial Recreation Reserve Master Plan.
· Support the ongoing upgrading of existing open space, leisure and recreation areas undertaken for and on behalf of public land managers.

· Support investigations into opportunities for public access to Port Phillip Bay and regaining public ownership of the foreshore particularly between Clifton Avenue and Grand Scenic Drive.
· Support future traffic works identified by VicRoads. 
· Support the development, and implement the findings of the Leopold Strategic Footpath Network, 2007 to achieve better pedestrian and cycle linkages throughout the town. 

· Advocate for improved bus services (frequency and routes) and upgrade bus stop infrastructure.


3.3.5
Natural Environment
The landscape around Leopold provides an attractive rural setting and gives the town its distinct ‘urban island’ character. Port Phillip Bay and the Lake Connewarre and Reedy Lake complex form a major part of the natural environment in Leopold which are also important cultural and recreational features.

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. 

Parks Victoria is the land manager of the Lake Connewarre State Game Reserve. Lake Connewarre is a shallow estuarine lake forming part of a complex wetland system on the Barwon River. It forms part of the Port Phillip Bay (Western Shoreline) and Bellarine Peninsula Ramsar Site and includes a significant number of flora and fauna species.

The Lake Connewarre system has been modified through the use of weirs which stop saline water moving upstream. Water pollution and reduced flows have also impacted on the quality of the system. Most of the land surrounding Lake Connewarre has been cleared for agricultural purposes resulting in environmental degradation.  Odours that have been associated with the Lake are caused by the breakdown of naturally occurring marine algae species (Ruppia megacarpa and Enteromorpha paradoxa) which have washed onto the shoreline. Parks Victoria has indicated options for treatment of the odour appear to be limited. Algal blooms have also been recorded in the Lake. A number of Management Plans have been developed to assist in managing this site which includes input from Parks Victoria, DSE, Corangamite CMA and Council.
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         Lake Connewarre viewing platform at the end of Ash Road.

It is important new residential development incorporates best practice water sensitive urban design principles to manage stormwater, drainage and flood mitigation to ensure polluted runoff or contaminants are permitted to enter waterways. This is particularly important in Leopold where stormwater and urban development could affect the Connewarre Lake system and Port Phillip Bay.

The Residential Character study notes the absence of street planting in some of the more recent residential subdivisions in Leopold and the sparse landscape that resulted. Council is currently undertaking a street tree planting program in accordance with the Street Tree Strategy.  The Strategy details street tree planting including matters such as species selection, numbers, establishment, maintenance, costs etc. Council’s Open Space Study also recommends undertaking landscaping and planting programs in open space areas including sporting grounds and parks. It is recommended a combined planting program be undertaken to ensure consistency in planting throughout the town. The landscape theme established could be continued in new residential areas.

	Principles

· To protect, rehabilitate, enhance and interpret the towns environmental attributes for current and future generations.

· To ensure environmentally sensitive areas including the Lake Connewarre and Reedy Lake systems are protected from localised development pressures.




	Directions

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

· Encourage the retention and enhancement of remnant and existing vegetation, in particular on private land.

· Protect indigenous vegetation on roadsides and reserves and undertake planting programs using local indigenous species. 

· Ensure no further subdivision or inappropriate development occurs within highly sensitive areas. 

· Limit nutrient and sediment-laden water run-off into natural waterways through the appropriate treatment of storm water and best practice land management principles.
· Support the recommendations and actions of management plans in relation to the Lake Connewarre system including the Ramsar wetlands.

· Encourage the use of best practice water sensitive urban design measures, energy conservation and water conservation and reuse within all new residential and commercial developments.  

· Encourage street tree and open space plantings that contribute to the character of the town as well as providing environmental benefits.


3.3.6
Rural Areas

The rural hinterland surrounding Leopold is a key component to its landscape setting and character. 

The Rural Land Use Strategy (2007) proposes the Bellarine Peninsula (which includes Leopold) retain its unique, high quality rural landscapes associated with viticulture, horticulture, cropping and grazing. This is consistent with the findings of the Bellarine Peninsula Strategic Plan, which proposes that the unique, high quality rural landscapes of the Bellarine Peninsula be maintained through the ongoing support for agriculture in the rural areas. It states the rural character of the Bellarine Peninsula is highly valued by local residents and visitors, and is a fundamental part of the livability and identity of Geelong. 

An area adjacent to Lake Connewarre (north-east) is now covered by Significant Landscape Overlay 10 – Lake Connewarre Escaprment which among other things aims to maintain the largely unbuilt and partially vegetated character of the area. This overlay will seek to maintain the landscape values of the area.

The designation of a Settlement Boundary in Leopold is consistent with the objectives of State Planning Policy and Council’s adopted Local Policy of protecting valuable agricultural land and maintaining Leopold as an ‘urban island’ within a rural setting. It will also enure that rural land is protected from the ad-hoc conversion to residential activity. If the development of the potential sub-regional centre extends the existing shopping centre to the west the rural setting will rely on the large rural living precinct in Moolap which separates urban Leopold from urban Newcomb. 
Implementation of the Rural Land Use Strategy will involve supporting the ‘right to farm’ of local land owners, preserving non urban breaks between towns, ensuring dwelling development and subdivision will not remove properties from agricultural use, managing the location and scale of tourist facilities so that they do not undermine the rural character of land beyond the towns and protecting and enhancing environmental assets to improve the overall condition of the natural resource base.
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Rural surrounds of Leopold

There has been interest from a landholder in the area north of Portarlington Road to consider rezoning the area to the Special Use Zone (SUZ). This area contains 2 caravan parks, an approved caravan park which should commence construction shortly, a nursery, aquaculture facility and a large artificial ‘wetland’.  The purpose of the SUZ would be to give this area a tourism focus, which is limited under the current Farming Zone.

The ‘wetland’ was illegally constructed as a harbour in 2004/2005 .Consequently, the Council took enforcement action requiring the remediation of the land, which included rocks blocking off water flow from Port Phillip Bay. The landholder has indicated a desire to pursue a ‘harbour’ style development.

There are constraints that prevent ‘urban development’ crossing Portarlington Road. This area is valued for its rural landscape and for providing an attractive outlook for the Leopold township. The area may also have some coastal, environmental and cultural sensitivities.  

The SUZ is not considered appropriate for large areas of land north of Portarlington Road. The SUZ provides for the use and development of land for specific purposes, including urban type uses, that are not considered to be consistent with the low key, rural landscape vision for this area. 

Recreation studies prepared for Council have indicated managed access to the Bay and the potential to regain public access/ownership to the northern shoreline of the Bay as being desirable outcomes. These principles have been included in the Structure Plan as matters for further investigation. 

In relation to a ‘harbour’ style facility, a needs assessment/study would be required.  If there is a need, the type and scale of facility that would best meet the identified need (local boat ramp, regional boat ramp etc) would need to be investigated with consideration to the Corio Coastal Action Plan, South West Port Phillip & Adjacent Ocean Coast Public Boat Launching Review and other applicable documents which state among other things:

· Support existing policies and directions of the Greater Geelong Planning Scheme to restrict further development of the coastline for rural living, caravan/holiday parks or intensive recreation facilities.

· Boating infrastructure and facilities are to be located in defined activity nodes. Geelong has been identified as a Primary node with Portarlington recommended as a Secondary node.

· A focus on contained tourism development should be low impact rural based development.
· Built form within this precinct should be minimised to protect the rural landscape viewed both from the water and land. Dwellings and other structures in this precinct should be low profile and sit within the topography of the land as detailed in the Victorian Design and Siting Guidelines for the Coast (1998).

Other considerations include coastal acid sulfate soils, climate change impacts, cultural heritage, native vegetation, Environmental Effects Statement, public land consents and approvals including EPA, Parks Victoria, DSE, securing public access and future management regimes.

	Principles

· To ensure that the surrounding rural landscape and setting of Leopold is preserved.
· To support farming activities in Farming Zoned areas.
· To support value added agricultural pursuits.




	Directions

· Identify a settlement boundary.
· Retain the existing Farming Zone outside the settlement boundary.

· Discourage any new or further expansion to the Rural Living Zone.
· Ensure land use activities within the Farming Zone retain an agricultural focus and preserve the rural, environmental and landscape qualities.
· Support the establishment of farm based tourism activities that retain an agricultural focus and preserve the rural, environmental and landscape qualities of the land. 
· Identify the need for a study into public access to Port Phillip Bay

  


The above principles and directions for each of the key themes are summarised on the Structure Plan Map 11.
Map 11 – Leopold Structure Plan
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