PART B IMPLEMENTATION AND REVIEW 

The Implementation and Review Section identifies Review provisions and key Planning Scheme alterations, or supporting strategic work, necessary to attain the principles and directions identified in the Structure Plan including:

· Introduction of Planning Policy;

· Application of Zones and Overlays;

· Further strategic work required to support additional planning controls;

· Other Actions critical to attaining key principles directions.

1.0 Implementation of the Structure Plan

	Implementation Plan

	Using policy and the exercise of discretion
	Apply a Planning Policy reflecting the directions and principles of Part A of the Leopold Structure Plan, incorporating the Structure Plan as a reference document at clause 21.14. 

Amend Clause 21.07-8 City of Geelong Retail Activity Centre Hierarchy to recognise Leopold as a Sub Regional centre.

Update the incorporated documents known as ‘Key Development and Increased Housing Diversity Areas, City of Greater Geelong, July 2009’ under clause 81.01 to include the Ash Road and Dorothy Street Housing Diversity Areas.

	Applying Zones and Overlays
	Apply the Residential 1 Zone with a Development Plan Overlay (or similar mechanism) based on the principles identified in the Structure Plan to those areas identified on the Structure Plan map as appropriate for residential development.

Apply appropriate zones to facilitate the development of the Sub-Regional Activity Centre identified on the Structure Plan map and include a Development Plan Overlay and Design and Development Overlay to apply the principles of the UDF. 

Rezone the Mixed Use Zone with a Design and Development Overlay to the areas identified on the Structure Plan map on the corner of Melaluka Road and the Bellarine Highway.

Rezone properties 681 & 683 Bellarine Highway from the Low Density Residential Zone to the Residential 1 Zone.

Rezone Council owned local parks and reserves to the 
Public Park and Recreation Zone. 
Update the incorporated document at clause 81.01 to include ‘Increased Housing Diversity Areas’ around the Ash Road and Dorothy Street neighbourhood activity centres (400 metre radius) and the Sub-Regional Activity Centre (800 metre radius).

Delete the Design and Development Overlay 14 from the areas to be included as ‘Increased Housing Diversity Areas’ around the neighbourhood and Sub-Regional activity centres. 

	Undertaking further strategic work
	Flood Study to introduce controls over areas identified as appropriate for FO, LSIO.

	Other Actions
	As part of the rezoning and subdivision processes negotiate with developers to achieve the open space areas at the locations recommended in the Structure Plan.

As part of the rezoning and subdivision processes negotiate appropriate developer contributions to provide for community infrastructure and facilities.

Support and implement the draft Leopold Sub-Regional Activity Centre Master Plan recommendations.

Support and implement the Leopold Memorial Recreation Reserve Master Plan recommendations.
Support development of the Community Hub.

Consult with DEECD in relation to a potential primary school site.

Investigate opportunities to achieve public access to Port Phillip Bay. 
Engage with Department of Transport to seek improved bus services, particularly to new residential areas and the sub-regional centre.


2.0
Review of Structure Plan

As with all other areas in the municipality the take-up of land and redevelopment within Leopold needs to be regularly monitored. It is appropriate that the Structure Plan be reviewed every five years. At the next review consideration should be given to the findings of the G21 Regional Land Use Plan and whether the settlement boundary needs to expand to accommodate further residential growth and whether further stages of the Sub-Regional Activity Centre should be released.
PART C
BACKGROUND REPORT

1.0
Introduction

1.1
Background

Land use and development in Leopold has been guided by the 2006 Structure Plan prepared by the City of Greater Geelong.  Many of the recommendations to come out of that Plan have been implemented including a number of identified development opportunities.

The purpose of this Structure Plan is to identify the key strategic issues and opportunities facing the township and articulate the preferred future directions including the location of settlement boundaries, future residential and commercial growth and future community service provision, as well as identifying appropriate planning controls.

1.2
Location

Map 12 indicates the location of Leopold in the context of the rest of the municipality. Leopold is located approximately twelve kilometres east of Geelong. It traverses the Bellarine Highway and is bound to the north by the Portarlington Road and to the south by Lake Connewarre. 
The urban growth boundary has typically been constrained on the western side by poorly drained flood prone land beyond Melaluka Road. The eastern boundary of the town was defined in the 1990 Structure Plan but this has changed over time and residential development has since extended beyond the boundary of the previous 1990 and 2006 Structure Plan.

Map 12 - Locality Map 
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1.3
Indigenous Heritage

Aborigines of the Wathaurong tribe, whose territory stretched between the Werribee River and the Otway Ranges, occupied the land before European settlement. The Leopold area was inhabited by the Bengalat balug (Clan). 

Campbell Point protrudes into Lake Connewarre and contains the oldest dated Aboriginal archaeological remains on the Bellarine Peninsula. The deposits have been dated at between 3,600 and 5,200 years old and are considered significant for their demonstration of shellfish gathering which was uncommon on the central coast of Victoria. 
The regulations of the new Aboriginal Heritage Act specify the circumstances in which a Cultural Heritage Management Plan (CHMP) is required for an activity or class of activity, which is specified as ‘high impact’ in areas of Aboriginal cultural sensitivity and also prescribes standards for the preparation of such plans. Advice from Aboriginal Affairs Victoria (AAV) will be essential to ascertain when and if a CHMP is required for different activities and for different areas. According to the Municipal Association of Victoria ‘in essence, if an activity is both in an area of cultural heritage sensitivity and is a high impact activity on land not previously significantly disturbed, it will require a CHMP before any planning permit can be determined’. 

Significantly for Leopold, Cultural Heritage Sensitive Areas under the regulations include, but are not limited to, the following:

· Registered cultural heritage place or land within 50 metres of a registered place;

· Waterways (& within 200m) unless subject to significant ground disturbance;

· Prior waterways (& within 200m);

· Ancient lakes (& within 200m);

· Greenstone outcrops unless subject to significant ground disturbance.

1.4
Post-Contact History

The Bellarine Historical Society has provided information on the history of Leopold.

Leopold was originally called Kensington and was established in 1852 after other small subdivisions had failed. Kensington's proximity to Point Henry helped the settlement - other settlers were people who had been to the Ballarat diggings and returned to buy small farms. Schools were quickly established with a church school opened in 1854 on the present St Marks site.

In 1885, Kensington was described as a good fruit growing area with a population of 100 people living within a mile of the Post Office. In 1892 the name was changed to Leopold, after Queen Victoria 's son, the Duke of Albany to stop confusion with Kensington in Melbourne. By that time, Leopold had a Free Library (established 1882), a Temperance Hall, pound, 2 churches, school and brass band.

The first school at Leopold was the Church of England Denominational School situated on the site of the present St Mark's Sunday School. It was opened on 1st of April 1854, with Thomas Richards as the Head Teacher with an enrolment of 19 boys and 14 girls. In 1869, the Correspondent, Thomas Sutterby applied for a grant of land for the Government school. In April of the following year, 2 acres of land was granted and became the site of the present Leopold Primary School.

Early postal activities were conducted from early shops in the area. There was also a hotel (Help me through the World) on the Portarlington Road, and the Union Hotel, also on the same road. The first Post Office in the Kensington (Leopold) district was in 1858 and was known as the Kensington Post Office. This name was later changed to the Kensington Hill Post Office, then Leopold Hill Post Office, and finally just the Leopold Post Office.

The original Post Office was destroyed by fire and a new one built in 1885 - the year the name was changed to Leopold Post Office. The Post Office was situated next to the school in Queenscliff Road, and today there is no evidence to show where the building stood.

Leopold remained a rural community until the 1960s, when industrial development at Moolap and Point Henry made Leopold an attractive place to live. Its population doubled between 1961 and 1971 and doubled again in the following decade. 

Original Post Office at Leopold
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Source: Leopold Historical Society.    

1.5
Role of the Township

Leopold is an ‘urban island’ surrounded by a rural environment. The services within the town include shopping, recreation and community facilities that are not only used by the local community but also play a service town role for residents in Moolap and Wallington.

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

Leopold has also been identified as a potential subregional activity centre site which would see major retail expansion that would serve the needs of the Bellarine Peninsula. The draft Structure Plan supports Leopold as a potential sub-regional site and supports the principles set out as part of the draft Leopold Sub-Regional Framework Plan which was developed to further explore the sub- regional role and how a centre might develop.
2.0
Policy Context

2.1
Key Strategies and Local Strategic Studies

Corio Bay Coastal Action Plan (CAP) April 2005

Coastal Action Plans play a key role in the implementation of the Victorian Coastal Strategy (VCS) and are developed in accordance with the Coastal Management Act 1995. The purpose of a Coastal Action Plan (CAP) is to enable the broader principles and priorities of the VCS to be further developed and applied at a regional or local level. 

The City of Greater Geelong and the Central Coastal Board have undertaken the preparation of a CAP for Corio Bay and part of the Port Phillip Bay coastal foreshore areas.  As with the VCS, the Corio Bay Coastal Action Plan 2005 is referenced in the Local Planning Policy Framework of the Greater Geelong Planning Scheme, to guide the planning authority when considering use and development proposals in coastal areas. Leopold falls within ‘Precinct Six - Leopold/Curlewis (LC). 

This precinct extends from Clifton Avenue, Leopold to the urban edge of Clifton Springs. As a non-urban area, this area provides a mix of rural and rural-residential land uses as well as providing an important marine environment for aquaculture.

The CAP has recently been updated and is likely to be re-released to allow all remaining actions to be completed.

Corangamite Regional Catchment Strategy 2003-2008 (Corangamite Catchment and Land Protection Board) 
The Regional Catchment Strategy (RCS) for 2003-2008 provides long-term direction for managing the future of land, water resources, biodiversity and seascape of the Region, and the foundation for investment decisions to ensure improved natural resource outcomes. The Strategy identifies opportunities for improving natural resource management, new planning tools, monitoring and evaluation.

Decision making by the planning authority must have regard to this strategy as required by the State and Local Planning Policy Framework in the Greater Geelong Planning Scheme. 

The Corangamite Wetland & River Health Strategy 2006-2011 (Corangamite Catchment Management Authority)

These studies acknowledge the lower reaches of the Barwon River including Lake Connewarre as having high to very high environmental and social significance, supporting a number of vulnerable flora and fauna species. It also notes that Lake Connewarre forms part of the significant Port Phillip Bay (Western Shoreline) and Bellarine Peninsula Ramsar site. A number of recommendations are made in order to protect and manage these sites.

Port Phillip Bay (Western Shoreline) & Bellarine Peninsula Ramsar Site Strategic Management Plan, DSE, 2003

The primary purpose of the Strategic Management Plan (SMP) for the Port Phillip Bay Ramsar site is to facilitate conservation and wise use of the site so as to maintain, and where practical restore, the ecological values for which it is recognised as a Ramsar wetland. This will be achieved by implementing Site Management Strategies under each of the key objectives (derived from the Strategic Directions Statement). Areas relevant to Leopold include Lake Connewarre and Reedy Lake.
2.1.2
Environment

City of Greater Geelong Environment Management Strategy (EMS) 2006-2011

The aim of the EMS is to actively promote sustainability in all the actions and activities undertaken by the City.  The EMS includes an Action Plan, which comprises an assessment of the issues affecting key themes, including:

· Biodiversity Management; 

· Sustainable Agriculture;

· Coastal & Marine;

· Waterways & Wetlands;

· Air Quality;

· Resource Use;

· Waste, Recycling and Reuse and; 

· Urban Settlements.
The Strategy establishes the City’s environmental and sustainability policy framework. The Geelong Sustainability Framework establishes the City’s approach to sustainable development and sound environmental management.

City of Greater Geelong Biodiversity Strategy

The vision of this strategy is for the City to be a place “within which biodiversity plays an important role, where the right of future generations to healthy, complete and vibrant biodiversity is entrenched, and to be a City that actively protects its biological wealth and prioritises long term responsibility over short-term gains”.

A number of Strategic Objectives are identified in order to ensure the long term protection and enhancement of biodiversity in Geelong. These strategic objectives include:

· Primary Biodiversity Conservation – protection of formal conservation areas, waterways, coastal areas and wetlands and threatened indigenous vegetation recognising the importance of ecological systems, corridors and links.

· Secondary Biodiversity Conservation – the role that general open space and protection of native and some exotic vegetation may play in the enhancement and protection of biodiversity, linkage functions and greenhouse reduction opportunities.

· Biodiversity planning and legal protection – The need for appropriate planning controls, incentives, zoning and policies to safe-guard biodiversity.

City of Greater Geelong Stormwater Management Plan 2003

The Stormwater Management Plan 2003 has been developed to guide Council in improving the environmental management of stormwater.  The Plan identified a number of sub-catchments within the municipality, with the township of Leopold located in the Reedy Lake and Leopold sub-catchments.  The plan identifies key threats facing stormwater quality and its management.
2.1.3
Urban Growth and Land Use Planning
Leopold Structure Plan 2006

This Structure Plan replaces the 1990 Leopold Structure Plan. The Plan states Leopold’s primary role has been as a commuter settlement for Geelong and is recognised in the City of Greater Geelong Urban Growth Strategy 1996 as an area that will accommodate limited residential expansion. This Structure Plan re-examines the existing boundary to urban growth and assesses the potential for further limited expansion given the natural constraints such as flooding and drainage and the man-made barriers such as the Portarlington Road. The plan makes recommendations in relation to the future growth of the township including residential and retail development.

Melbourne 2030

Melbourne 2030 is the State Government’s planning strategy for metropolitan Melbourne and its surrounding regions for the next thirty years.  One of the core directions of the strategy is to develop Metropolitan Melbourne and the surrounding regional cites as a network of cities.  This objective is to be achieved through the implementation of the following strategies: 

· Planning and supporting regional centres such as Geelong as viable alternative urban locations to Metropolitan Melbourne.

· Ensuring that infrastructure services are in place so that centres such as Geelong are able to take advantage of opportunities for growth.

· Encouraging planning for regional areas and cities that:

· Delivers an adequate supply of land for housing and industry to meet forecast growth.

· Limits the impact of urban development on non-urban areas and supports development in those areas that can accommodate growth.

· Protects conservation and heritage values and the surrounding natural resource base.

· Develops and reinforces the distinctive roles and character of each city.

· To control development in rural areas to protect agriculture and avoid inappropriate rural residential development by reducing new housing development provided in rural areas and encouraging the consolidation in existing settlements.

· Ensuring planning for rural living avoids or significantly reduces adverse economic, social and environmental impacts by:

· Maintaining the long-term sustainable use and management of existing natural resource attributes in activities such as agricultural production.

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

Melbourne@5 million

Melbourne @ 5 million provides policy initiatives that are complementary to the directions of Melbourne 2030 and the two documents should be considered together. Melbourne @ 5 million is an important refinement to some of the key directions of Melbourne 2030. The policy covers transport planing, developing multiple major activity centres, identifying employment corridors, identifying how to accommodate growth in established, growth and investigation areas and infrastructure provision.

Ready for Tomorrow, A Blueprint for Regional and Rural Victoria, 2010

This is a plan for growth and development of regional cities and centres as Victoria’s population grows. Regional cities, centres, towns and communities will be networked with each other and the regions around them. Over time regional cities will develop improved connections with each other and with their hinterlands.

Five strategies have been identified including: investing in skills and young people;  backing jobs and industry; building infrastructure & connecting communities; supporting the regional and rural way of life and planning better regions – a new partnership. Each strategy contains a suite of actions, including initiatives to help grow regional industries and create jobs; programs to build the skills of the regional workforce through better education and training opportunities for young people; new investment in vital regional infrastructure; and specific support to preserve the culture and amenity of the small towns that give regional Victoria much of its distinctive character.

Geelong is identified as a major regional city for urban growth.
City of Greater Geelong Housing Diversity Strategy 2007

The Housing Diversity Strategy recommends that residential areas which are within 400 metres of an identified activity centre should be subject to Increased Housing Diversity.  It recommends that areas identified for Increased Housing Diversity should:

· Encourage increased residential densities, particularly within defined business zones and immediately adjoining business zones where mixed use and higher use of residential land can support the concepts of urban villages and activity centre planning. This may include the redevelopment of under-utilised commercial and industrial sites to provide additional housing. The intensity and scale of such development will need to be in keeping with the scale of individual centres;

· Acknowledge that residential character in these areas will adapt and evolve over time, particularly close to the centre of business areas;

· Ensure that greater consideration is given to the existing and preferred residential character (as defined by the Greater Geelong Residential Character Study – Precinct Brochures - 2001) at the edges of Increased Housing Diversity Areas, where the existing and preferred character of adjoining incremental change areas will dominate; 

· Promote greater use of walking and non private vehicle transport through design of new development that supports safe and accessible pedestrian environments to and through activity centres and Increased Housing Diversity Areas.

City of Greater Geelong Rural Land Use Strategy 2006


The purpose of the Rural Land Use Strategy is to establish a new policy regime for appropriately regulating rural land use and development in the context of changing agricultural practices and continued rural land development pressures. It identifies key directions in relation to the application of the State Government’s new Rural Zones and planning policies for the rural areas, including policies for animal keeping and training, dwellings and subdivisions, and tourism development in rural areas.

A number of key issues and findings are identified in the Strategy, including:

· Rural land has values and opportunities over and above agricultural values.

· Importance of protecting opportunities for agricultural activities that can contribute to the regional economy.

· Recognising the value of the rural areas and the farming landscape to the liveability of Geelong, wellbeing of the community and the ability to attract tourists and visitors.

The vision for the Peninsula (including Leopold) outlined in the Strategy is to maintain it as an agricultural/farming area as these activities contribute to the unique landscape and character of this area, the regional agricultural economy, the liveability of Geelong, community wellbeing and the ability to attract tourists and visitors to the municipality.

2.1.4
Community Development

Bellarine Peninsula Strategic Plan 2006-2016

The Bellarine Peninsula Strategic Plan 2006 – 2016 (BPSP) aims to respond to local communities’ aspirations to proactively and sustainability manage the range of pressures that are present on the Bellarine Peninsula. The BPSP was undertaken in consultation with the community with the aim of developing a strong framework for future planning and provision of services and infrastructure.

As part of developing the BPSP the Leopold community developed a Community Vision which identifies key strengths and concerns which include:

Strengths:

Strong sense of community by being an ‘urban island’; proximity to both coast and town, local natural environment including Lake Connewarre, Corio Bay, rural landscapes, Gateway Sanctuary, family and community support; access to recreational facilities and open spaces 

Concerns:

Protection of natural environment, drainage, no recognised community meeting place, need to extend open spaces / walking trails, limited opportunities for social and passive recreation activities, limited access to health services.

Key actions to come out of the plan include: encourage participation in recreation, establish a neighbourhood house, develop/upgrade reserve to take advantage of natural features, encourage best practice water management, develop suitable housing for older people and provide community bus options.

City of Greater Geelong Municipal Early Years Plan: Creating Communities for Children 2006
Council’s Municipal Early Years Plan (MEYP) provides a social planning and policy framework aimed at strengthening the support available to young children and families across the municipality. The City has a role to facilitate and plan services and facilities for children and to provide high quality and accessible early childhood services.

The range of services will respond to the diverse and differing needs of children, families and communities and include: long day care, outside school hours care, vacation care, occasional care, family day care, inclusion support services, maternal and child health services, immunisation, kindergartens, playgroups, toy libraries, playgrounds, parent education, information and referral services, along with other community amenities.

Recommendations include consolidating future development of early childhood services around early learning ‘hubs’ that facilitate improved integration of planning and service provision.

Bellarine Peninsula Community Service Plan 2006 – 2016:

This proposes the building of a branch library at Leopold and location for provision of additional community facilities such as family support, parent support, family and child services, maternal and child health, youth health, community meeting rooms. It also recommends the promotion of housing for older people in appropriate locations and improved public transport.
Draft City of Greater Geelong Delivering Sustainable Communities – Infrastructure Development Guidelines 2010

The aim of these Guidelines is to facilitate the development of sustainable communities through quality planning, design and construction of infrastructure in the City. The Guidelines set out Council’s expectations and standards in relation to transport, landscaping, water management, sport and open space, community facilities and the environment.

Leopold Community Hub Concept Design, 2008

David Lock Associates prepared a report of behalf of Council to prepare a concept plan for an integrated community hub on a Council owned parcel of land adjacent to the Leopold Primary School. This report discusses the design methodology (six stages are included), the vision of the hub (policy and physical context) and the components that should be incorporated into the hub. The report includes many graphics including the design rationale and introducing the concept design for the hub. 

Leopold Strategic Footpath Network October 2007

This report identifies the key strategic interventions within Leopold, known as “Strategic Footpaths” that will help unlock Leopold’s potential to become a more walkable community and thus facilitate the people of Leopold to enjoy the social, economic and environmental benefits of walking. The study locates these interventions and provides design insights into how they can be achieved. This should have the effect of making walking (and active transport generally) the most desirable mode of transport for more journeys than at present.

The report further seeks to provide insights into the scope, benefits and challenges of candidate projects in order to enable an informed decision to be made as to where to focus resources to get the most value for money invested.

Leopold Strategic Footpath Network, Health Impact Assessment, City of Greater Geelong, March 2008

This report identifies how a strategic footpath network can impact positively on the health of the community. It includes a study of urban design, demographics, policy, lifestyle etc. The Assessment also identifies an Impact Appraisal which assesses the validity and level of risk that the identified impact will adversely or, in an unintended way, unequally impact on identified at risk resident populations and then some recommendations are identified as solutions to be implemented to address the high, medium and short and longer-term impacts raised in the Impact Appraisal.

Leopold Youth Needs Study 2006

This study identifies the key priority needs of young people living in Leopold and surrounding area and developed recommendations for action. This report outlines a three phase implementation plan that features the strategic development of “ownership” by young people. The study recommended new facilities (skate park), the upgrading of existing facilities, providing more information for young people, improved transport options and providing youth spaces.

Leopold Social Infrastructure Plan Redevelopment Discussion Paper, 2007/08
This study reviews the existing distribution of community facilities, services and the demographic characteristics of Leopold to inform the design brief for the development of a community hub. It also documents specific service requirements of the various service providers. These include the current shortage of doctors and need for a medical centre (particularly with increase of elderly population), the need for a coffee shop, very little for teenagers to do, and outlines a desire for gym and swimming pool etc.

The paper provides a preliminary discussion on the concept and key drivers of a ‘Community Hub’. It proposes co-location of activities in the hub that would be complementary to the existing school activities, providing a community focus and remains consistent with Leopold Community Vision 2006-2016. Uses proposed include co-location of family and children’s services, such as Leopold Maternal and Child Health Services, and youth facilities, along with other compatible functions such as a library facility.

The plan highlights the following underlying principles that must be adhered to, in order to create a well-functioning Community Hub:

· Provide equity and accessibility for all people;
· Connect to key activity centres and to public transport;
· Integrate multiple functions to foster community partnerships and efficient sharing of resources; 

· Showcase tenets of ecological sustainability and
· Incorporate Safe Design Principles including surveillance, legibility, integrated lighting, appropriate signage etc.

Creativity +, City of Greater Geelong Culture Strategy 2003-2008

This strategy identifies a number of actions across five areas, being cultural infrastructure, nurturing individual creativity, culture for all, cultural leadership and cultural economy to ensure Geelong becomes a vibrant and creative regional centre.

2.1.5
 Infrastructure and Economics

Draft Leopold Sub Regional Activity Centre (LSRAC) - Urban Design Framework 2010
The key aims of this urban design framework are: 

· To provide a design vision and framework to guide the development of the LSRAC. 

· To enhance safe legible connections between the LSRAC and the Leopold community. 

· To reinforce the sense of place within the study area. 

· To address and respond to locational attributes (e.g. edge of town location of the proposed LSRAC). 

· To provide direction relating to built form, streetscape and landscape treatment, movement and car parking, pedestrian requirements and water sensitive urban design treatments. 

· To ensure improved integration between the informal recreation opportunities of the Gateway Reserve Sanctuary, the Leopold Recreation Memorial Reserve and the wider LSRAC area.

Leopold Sub-Regional Activity Centre Assessment, Tim Nott, January 2010

This assessment was prepared by Tim Nott economic analysis + strategy and forms part of the Leopold Sub Regional Centre Framework. The assessment looks at:

· the existing activity in the centre and its present trade area

· the proposal to develop a sub-regional activity centre at Leopold, the hierarchy of activity centres in the area and the likely retail trade area of a sub-regional centre

· the supply of retail floor space in the trade area and the extent of retail sales

· the likely demand for retail sales in the trade area as a result of growth in population and visitors

· the current and future balance between retail demand and supply

· retail development potential

· non-retail development potential

The report concludes there is likely to be sufficient demand to accommodate the expansion of the existing Leopold Gateway shopping centre to a sub-regional activity centre over the period to 2021.

Leopold North Flood Mapping Project, City of Greater Geelong, March 2010.

This project assessed historical flood events and the findings of flood studies undertaken in conjunction with development applications, to produce a flood map for the 100 year Average Recurrence Interval flood event within the Leopold North catchment’s main valley. 

The Study found that at least 16 properties (mostly rural) were affected by the 100 year Average Recurrence Interval flood event. It recommends designating the area under the Victorian Building Regulations 2006 and implementing a flood zone/overlay into the Greater Geelong Planning Scheme. This would enable control of development via assessment of planning permit applications in accordance with best practice guidelines for development within or upstream of flood-prone areas.
Geelong Transport Strategy December 2003

The Geelong Transport Strategy was prepared to provide clear direction on developing and managing existing and emerging transport issues in the City over the next decade. The Strategy recommends specific transportation measures for the Bellarine Peninsula, including the construction of a regional public transport interchange in Leopold to provide the focus for services to Geelong and services between the townships.

Geelong Economic Development Strategy 2005-2010

The Geelong Economic Development Strategy provides a framework for Council activities in economic development by identifying priority actions for the next five years. The Strategy encourages the pursuit of activities that will maximise the Region’s competitive advantages, encourage investment and secure employment opportunities for the future. A number of Strategic Growth Sectors are identified in the Strategy, with prioritised actions and objectives for each Sector. 

Geelong Otway Tourism Strategic Business Plans  

Focuses on strategies to achieve a sustainable industry and visitor experience, address the seasonal nature of visitation and long term tourism industry viability, increasing visitor expenditure and length of stay. Tourism trends for the region include:

· Tourism growth in the region is strong despite stagnant domestic market growth and employment growth in accommodation businesses

· Improvements in length of stay and off peak visitation

· ‘Going to the beach’ remains a strong activity with some shift to commercial and indoor activities (eating out, shopping etc)

· Area seen as ‘holiday’ area as opposed to a day trip destination

· Increased use of visitor information centres

· Over supply of some accommodation styles

· Increasing demand for experiential and education holiday experiences

· Visitor satisfaction eroded through overcrowding during the summer period.

The Plan has the role of establishing the role of Bellarine Peninsula Tourism in representing the tourism industry, provide advice and set strategic direction by achieving a range of goals including:

· Visitor services – including improve tourism signage and develop adequate visitor amenities

· Industry development

· Product development – encourage development of new tourism attractions and accommodation, touring routes and support infrastructure.

Geelong Retail Strategy 2006

The foundation of the Strategy is to support the established retail hierarchy within the municipality to provide for a viable and accessible retail sector having regard to population growth, socio-economic and demographic characteristics, retailing trends and growth in new residential areas.

The Strategy recommends that an investigation be made of the potential or otherwise for the existing (then proposed) shopping centre site to be the location for a new sub-regional centre. In preliminary terms, Leopold was identified as being an appropriate site in the medium-term for further retail development for the following reasons:

· The site offers the potential for retail and associated expansion in view of available vacant land (although Council engineers indicate flooding and drainage constraints may exist).

· The site would serve the entire Bellarine Peninsula and would reduce the travel requirement of Bellarine residents to access this type of centre (compared with a centre at say, Newcomb).

· The site at Leopold is located 8.5km from Central Geelong, and would not be expected to undermine Central Geelong’s core primary catchment, although the potential for adverse trading impacts would have to be the subject of an economic impact assessment if and when any development proposal for a sub-regional centre at Leopold is put forward for Council consideration.

· By around 2016, the forecast population on the Bellarine Peninsula should support subregional retail facilities without having an undue adverse effect on retailing in Central Geelong (although this will be determined by the Retail Planning Assessment Criteria at the appropriate time).

2.1.6
Open Space and Recreation

City of Greater Geelong Study of Open Space Networks 2001

This Study provides an analysis of the existing open space within the municipality and aims to identify future uses for open space and linkages between open space areas, to maximise their relevance and accessibility to the community.

The Study noted that the southern portion of the Bellarine Peninsula (all land on the Bellarine Peninsula, east of Moolap) is strongly oriented to the sea with a series of villages dotted along the foreshore. The connectivity between villages is described as limited which is said to create a sense of isolation between settlements. This landscape characteristic is valued by the community as something to be preserved and is reflected in the recommended actions for the Peninsula zone (including Leopold) which seeks to retain the Council policy of urban containment to the existing townships to “maintain a sense of rural landscape and open scenic vistas”.

The gap and needs analysis for Leopold was undertaken and as a result a number of recommendations for the future development of open space in Leopold were produced including:

· Develop local Linear and Linkage routes in residential areas to the north and south of the Bellarine Highway and establish links across the Highway.

· Develop sub-regional linear and linkage routes to Lake Connewarre in the south, Corio Bay in the north and the Barwon River in the southwest.

· Develop an integrated informal parks, linear and linkage, landscape and amenity and informal sports site on the undeveloped land bounding the south of Warrawee Road. In doing so the land should be formally zoned Public Park and Recreation.

· Maintain the rural character of land between Melaluka Road and Clifton Avenue for landscape and amenity purposes as the western edge of the town.

· Undertake a landscape and planting program to ensure that the quality of local Informal park and sports sites is enhanced so that they fill a landscape and amenity role as well.

· Create a civic space as a landscape and amenity/informal park in conjunction with the Leopold Community Centre and Commercial Centre.
It 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. It also recognises the need for managed access to areas of sensitivity such as the Moolap Saltworks, Point Wilson, areas of Lake Connewarre, Reedy Lake, Limeburners Bay and the northern shoreline of the Bellarine Peninsula between Pt Henry and Clifton Springs. 
City of Greater Geelong Bellarine Peninsula Recreation & Leisure Needs Study 2005

This Study investigated and quantified the recreation, open space and leisure needs of the current and future Peninsula communities and provides a broad direction on future resource allocation. Most of the recommendations have now been implemented. Remaining projects include: 
· Improve public facilities (picnic tables, chairs, and maintenance) of public reserves overlooking Lake Connewarre, in particular at the end of Lake Road, A.G. McCorkell Reserve and end of Ash Road (see earlier recommendation under Leopold section in relation to Ash Road). Improve directional signage to these key viewing points once improvements have been made.

· Acquire a two-hectare Informal Park site via developer contributions, in the area bordered by Ash Road (Leopold) in the west, The Court in the north, Mollers Road in the east and Como Road in the south. This site provides an opportunity for a local park positioned to take advantage of viewscapes provided on high ground, capturing views over Lake Connewarre.

· Review public vehicle access to the southern end of Ash Road (Leopold) to facilitate its development as a public viewing area for Lake Connewarre, include landscaping, seating and path works (NB: Emergency vehicle access to the waters edge may still need to be maintained).
· Leopold/Curlewis – Wherever possible, promote opportunities to either regain public ownership or public access along the foreshore.

City of Greater Geelong Cycle Strategy 2008

The City of Greater Geelong Cycle Strategy has been developed to provide Council with guidance on expanding Geelong’s regional on and off road cycle network, improving bicycle facilities, enhancing cyclist education and delivering promotions that encourage people to cycle as a means of transport, recreation and sport. Works identified for Leopold include installing road bicycle lanes on Christies and Melaluka Roads.

Strategic Footpaths Policy, City of Greater Geelong 2007

The City of Greater Geelong has developed a Strategic Footpaths Policy to provide direction to the provision of footpath infrastructure that promotes walkability, accessibility and that can be shared by a range of users in a safe manner. The Policy identifies an approach for identifying infrastructure gaps, funding, establish standards for new infrastructure (including standards for new subdivision development) and asset management.

Draft Memorial Park Sporting Master Plan 2010
The draft Recreation Reserve Master Plan presents a blueprint for further development and capital upgrades at the reserve. The plan takes into consideration a range of existing conditions, emerging issues and long term needs. Two options have been presented in the Master Plan report for the purpose of seeking further Council, stakeholder and community feedback; the first option retains most of the existing uses while rationalising and improving facilities and amenities; the second option plans for the relocation of the Sportsmans Club to the site, and the generation of a ‘Sports-hub’ central to Reserve facilities. Consideration has also been given to the potential of completing option one in the short term and then progressively developing the site towards option two in the longer term.
2.2
Planning Scheme Provisions

Many of the strategies and guidelines detailed above form part of the Greater Geelong Planning Scheme, and are included as reference documents to guide the exercise of discretion when considering applications for uses and/or development within the municipality. 

The key State and Local Planning Policies, together with the zone/overlay provisions are summarised in the following tables:

State and Local Planning Polices

	Clause
	Key Objectives & Provisions 
	Implications for the study area.

	11: 
Settlement
	Seeks to anticipate and respond to the needs of existing and future communities through provision of zoned and serviced land for housing, employment, recreation and open space, commercial and community facilities and infrastructure.
	Relates to urban growth and land supply, regional development, structure plans.

	12: 
Environment and Landscape Values
	Planning should help to protect the health of ecological systems and the biodiversity they support (including ecosystems, habitats, species and genetic diversity) and conserve areas with identified environmental and landscape values.
	Relates to native vegetation, water quality and landscapes particularly in relation to urban growth.

	13: Environmental Risks
	Planning should adopt a best practice environmental management and risk management approach which aims to avoid or minimise environmental degradation and hazards.

Planning should identify and manage the potential for the environment, and environmental changes, to impact upon the economic, environmental or social well-being of society.
	Relates to areas that could be affected by climate change, flooding and soil degradation.

	14.01: 
Natural Resource Management
	Planning is to assist in the conservation and wise use of natural resources including energy, water, land, stone and minerals to support both environmental quality and sustainable development.
	Protect productive farmland, protect waterways and water quality.

	15: 
Built Environment and Heritage
	Planning should ensure all new land use and development appropriately responds to its landscape, valued built form and cultural context, and protect places and sites with significant heritage, architectural, aesthetic, scientific and cultural value.
	Ensure quality designed communities through the implementation of principles in relation to subdivision, urban design, safety, character etc.

	16: 
Housing
	Planning should provide for housing diversity, and ensure the efficient provision of supporting infrastructure, access to services and affordability.

Development of rural living and rural residential areas restricted by application of Ministerial Direction No 6.
	Provides for housing to be located in appropriate areas.
Recommendations relating to future

residential and rural residential development must be consistent with state policy.

	17: 
Economic

Development
	Establishes a framework for the development of activity centres, protection of productive agricultural land and development of appropriate tourism opportunities.
	Any recommendations relating to the further development of the retail area must be consistent with the broader municipal/regional retail hierarchy.  Provides opportunity to establish objectives and policy relating to improvements to town centres and development of tourism based facilities commensurate with the scale and role of the town.

	18:
Transport
	Establishes objectives for the provision of physical and community infrastructure.
	Infrastructure provision must be efficient, sustainable and relate to key needs.

	19: 
Infrastructure


	Establishes a framework for ensuring high quality urban design and architecture.
	Urban design and architecture must reflect the characteristics, aspirations and cultural identity.

	21.05: 
Natural Environment
	The municipality includes a rich diversity of flora and fauna, including rare and unique species and communities, major waterways, large coastal areas and complex freshwater and marine wetlands.
	Urban development should consider and minimise impacts on waterways, water quality, native vegetation, flooding etc. 

	21.06: 

Settlement and Housing
	Between 2006 and 2031, it is estimated that the municipality will need to accommodate an additional 63,000 persons. This level of population growth will generate demand for approximately 41,000 new dwellings.
	Leopold is one of the designated growth areas of the Bellarine Peninsula.  

Designate a settlement boundary.

New subdivisions target 15 dwellings per hectare.

Increased housing density in Increased Housing Development Areas.

	21.07: 
Economic Development and Employment
	The provision of high quality living, working and recreational environments is critical to attracting and retaining highly skilled people and the businesses in which they work.
	Ensure that new retail development is directed to activity centres and is consistent with the role and function described in the Retail Activity Centre Hierarchy.
Leopold is a potential sub regional centre.

Support the development of food, horticulture and viticulture industries in appropriate locations, particularly on the Bellarine Peninsula.

	21.08:

Development and Community Infrastructure
	Establishes the need to provide social and community infrastructure and other key infrastructure such as utilities,  roads, rail, port, public transport in an efficient and timely manner
	Leopold - Enhance key entrances to townships and urban areas through gateway urban design treatments and landscaping. 

Ensure that development and community infrastructure is provided in a sustainable and timely manner in all areas, with particular regard to the servicing of new communities in new urban growth areas and large urban infill areas. 

Require land provided as open space to be usable for its intended recreational purpose. 

	21.14: 

The Bellarine Peninsula
	The Bellarine Peninsula is one of the fastest growing areas in Geelong. Population growth is being driven by the a relaxed lifestyle destination within close proximity to urban Geelong. Managing urban growth will be critical to retaining the Peninsula’s identity and attributes.
	Discourage further expansion of the two existing local shopping centres in Ash Road and Dorothy Street.

Support acquisition of additional school land on Ferguson Road and Kensington Road for the development of additional school facilities.

Support rezoning of Areas 1, 2 and 3 as shown on the Structure Plan map for short term urban development.

Support Area 4, as shown on the Structure Plan map, for longer term residential growth, after the preparation of an outline development plan.

Maintain a non-urban break between Geelong and Leopold.

Prevent urban development crossing north of Portarlington Road.

Where appropriate, ensure new development contributes to the provision of a bicycle pedestrian path throughout Leopold linking key community sites.

	22.01:

Discretionary Uses in Residential Areas
	Protecting of the amenity of the City’s residential areas requires a balance between the need for goods and services that serve local residents and workers and the potential for negative impacts on residential amenity.
	Non-residential uses are located so as to benefit and be convenient to local residents.

Non-residential uses generally be encouraged to locate on sites which have access to a Road Zone. 

	22.03

Assessment criteria for Retail Planning Applications
	This policy applies where a planning scheme amendment or planning permit application is required for new or expanded provision of retail floor space.
	To ensure that applications for new centres establish the retail need for such use and development and demonstrate that there are no adverse impacts on the operation of the retail activity centres hierarchy.

	22.09: Cultural Heritage 
	This policy applies to all properties covered by a Heritage Overlay.
	The policy provides direction to Council when considering planning permit application for buildings and works within the HO.  The policy requires the consideration of impacts on heritage.


	
	                         Zones

	Residential 1 Zone

(R1Z)
	The majority of the residential land in Leopold is zoned R1Z. The purpose of this zone is to provide for residential development at a range of densities with a variety of dwellings.

	Farming Zone (FZ)
	The majority of the land beyond the residential township is zoned FZ.  The purpose of this zone is to provide for the sustainable use of land for extensive animal husbandry and crop raising.

	Business 1 Zone

(B1Z)
	The shopping centre and two neighbourhood shopping strips are zoned B1Z, The purpose of the zone is to encourage the intensive development for retailing and other complementary commercial, entertainment and community uses.



	Public Park and

Recreation Zone

(PPRZ)
	The majority of public open space areas throughout the township are zoned PPRZ. The purpose of this zone is to recognise areas for public recreation and open space, protect and conserve areas of significance where appropriate and to provide for commercial uses where appropriate.

	Public Conservation

and Resource Zone

(PCRZ)
	Areas around Lake Connewarre are zoned PCRZ. The purpose of this zone is to protect and conserve the natural environment and natural processes for their historic, scientific, landscape, habitat or cultural values, to provide facilities which assist in public education and interpretation of the natural environment with minimal degradation of the natural environment or natural processes and to provide for appropriate resource based uses. 

	Rural Living Zone (RLZ)
	Leopold has three pockets of land rural living land, this occurs on the fringes of the residential zone.  The purpose of the Rural Living Zone is to:

· To provide for residential use in a rural environment.

· To provide for agricultural land uses which do not adversely affect the amenity of surrounding land uses.

· To protect and enhance the natural resources, biodiversity and landscape and heritage values of the area.

· To encourage use and development of land based on comprehensive and sustainable land management practices and infrastructure provision.

	Low Density Residential Zone (LDRZ)
	Leopold has four pockets of Low Density Residential areas.  The purpose of the zone is to provide for low-density residential development on lots which, in the absence of reticulated sewerage, can treat and retain all wastewater.

	Public Use Zone (PUZ1) & (PUZ5)
	The cemetery and Barwon Water assets are all zoned Public Use.  The purpose of which is to:

· Recognise public land use for public utility and community services and facilities.

· Provide for associated uses that are consistent with the intent of the public land reservation or purpose.

	Road Zone (RDZ1 & RDZ2)
	Bellarine Highway and Portarlington Road are the main roads in Leopold. The purpose of the zone is to identify significant existing roads and identify land which has been acquired for a significant proposed road.


	
	                           Overlays

	Design and Development Overlay – Schedule 14 (DDO 14)
	This overlay applies to most residential areas within the City of Greater Geelong. This overlay aims to ensure new dwellings and extensions are compatible with the existing scale and character of adjoining dwellings and aims to ensure that the height and visual bulk of dwellings are acceptable in the neighbourhood setting. A planning permit is required to construct or extend a dwelling over 7.5 metres. This overlay is due to expire in June 2011. 

	Development Plan Overlay – Schedule (DPO 4, 10, 14, 17 & 18)
	This overlay applies to larger areas to be rezoned and developed for residential purposes and aims to identify areas which require the form and conditions of future use and development to be shown on a development plan before a permit can be granted to use or develop the land.

	Heritage Overlay (HO)
	There are around 12 heritage sites in Leopold including the rail trail, residences, cemetery, hall, St Marks Church.

	Public Acquisition Overlay – Schedule 1 & 7 (POA1 & PAO7)
	This overlay applies to the proposed land with a Barwon Water asset and land adjacent to Leopold Primary School. The purpose of the overlay is to identify land proposed to be acquired by an authority and to reserve the land for this purpose.

	Environmental Significance Overlay – Schedule 2 (ESO2) 
	This overlay applies to Lake Connewarre. The purpose of the overlay is:

· To conserve and protect areas of flora and fauna habitat and geological and natural interest.

· To ensure that development does not impact on the environmental significance of the land.

· To ensure that siting and design of any buildings and works maintains the environmental integrity of the land.

	Vegetation Protection Overlay – Schedule 1 (VPO1)
	This overlay affects the Geelong – Portarlington Highway roadside. The overlay triggers a planning permit requirement for the removal, destruction or lopping of any vegetation. The objectives of the overlay are:

· To protect areas of significant indigenous vegetation.

· To maintain habitat corridors for indigenous flora and fauna.

· To ensure that all development and works minimise the loss of indigenous vegetation.

	Flood Overlay
	This overlay applies to Lake Connewarre. The purpose of the overlay is to identify waterways, major flood paths, drainage depressions and high hazard areas which have the greatest risk and frequency of being affected by flooding and to manage these areas and risks.


2.3
Key Influences

	· Leopold is a designated growth area and a potential sub-regional centre.

· Need to nominate a clear Settlement Boundary for the township and provide a compact urban form. 

· Need to provide adequate zoned land for identified residential, recreation and commercial purposes.

· Need to ensure retail growth is consistent with the established retail hierarchy.

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

· A need to provide community services, facilities and infrastructure commensurate with communities needs.
· Need to protect indigenous and post contact heritage values.
· Strong State and Local Planning Policies provide directions for:

-  providing adequate zoned land for a variety of land uses.

-  the protection of rural environment and agricultural activities.

-  enhancement of design and built form of the township.

-  considering potential climate change impacts


3.0
Natural and Urban Environment

The rural land surrounding Leopold and the lakes and wetland system to the south is a distinctive feature of the township and contributes to its character. Leopold is a largely residential suburb with most services and facilities located on the northern side of the township. 
3.1
Natural Environment
3.1.1
Key Environmental Features

Leopold has a number of environmental attributes, including natural and artificial environments including (see also Map 8):
Gateway Sanctuary

Gateway Sanctuary features wildlife, wetland retreats, picnic spots, parkland areas, trails, a playground, toilets, BBQs and shelter. 

Reedy Lakes    
Reedy Lake is a shallow 5.5 sqkm freshwater lake on the lower reaches of the Barwon River. It is included in the Lake Connewarre State Game Reserve, which is managed by Parks Victoria. It is the largest freshwater swamp in central Victoria, and is part of a wetland complex which includes Hospital Swamp, Lake Connewarre, Salt Swamp and the Barwon estuary. Its outlet to the tidal lower Barwon River is controlled by a weir. It is listed under the Ramsar Convention as a wetland of international significance, as part of the Port Phillip Bay (Western Shoreline) and Bellarine Peninsula Ramsar Site.

The lake includes some 50 native freshwater aquatic vascular plants, freshwater, sub-saline and saline plant communities, with zones of salt marsh and sedge land around the perimeter of the lake shifting in response to changing water levels. Other plant communities are Muehlenbeckia shrubland, samphire herbland and Phragmites australis reed swamp. 

A wide variety of waterbird species use the lake, many of them breeding there, sometimes in large numbers. In spring Straw-necked Ibis, Australian White Ibis and Royal Spoonbills form large breeding colonies, sometimes of up to 10,000-20,000 birds. Other waterbirds with recorded counts of over 1000 at some time include the Australian Shelduck, Pacific Black Duck, Australasian Shoveler, Grey and Chestnut Teal, Purple Swamphen, Eurasian Coot, Red-necked Stint, Sharp-tailed Sandpiper, Silver Gull and Whiskered Tern. Other species of which the lake is recorded as holding regionally high numbers are Magpie Geese, Glossy Ibis, Brolga, Australian Spotted Crake, Black-tailed Godwit, Marsh Sandpiper, Black-winged Stilt, Red-kneed Dotterel and White-winged Black Tern. The lake is also a stronghold of the endangered Australasian Bittern.

Lake Connewarre

Lake Connewarre is a shallow estuarine lake located on the Barwon River. It is adjacent to, and downstream from, the freshwater Reedy Lake. Lake Connewarre is linked to the sea by the mangrove-fringed channel of the lower Barwon River estuary, resulting in the lake being subject to tidal flows, with a weir at the inflow to the lake preventing saline water progressing upstream.

Most of the land surrounding Lake Connewarre has been cleared for agricultural purposes resulting in environmental degradation. Water pollution from upriver has also resulted in a drop in water quality, and reduced inflows to the lake have caused silting problems.

The lake is fished commercially for short-finned eel. It also usually contains yellow-eye mullet, black bream and Australian salmon. Other fish may be present, depending on salinity levels.  In the mid 1990s European Carp populations in the lake increased to the point where most of the aquatic vegetation in the lake was denuded. Water levels are now being actively managed to control carp and more closely resemble the natural, seasonal filling and drying cycle of the lake.
Lake Connewarre State Wildlife Reserve (LCSWR) is a 3411.1 ha park that contains a diverse range of unique and significant ecosystems including a river, tidal delta, lakes, swamps, salt marshes and grasslands. The Reserve holds the largest area of remnant vegetation on the Bellarine Peninsula and contains the most extensive example of Wilsonia herblands and Distichlis grasslands in Victoria. 

Lake Connewarre also forms part of the Port Phillip Bay (Western Shoreline) and Bellarine Peninsula Ramsar Site as a wetland of international importance. It is home to over 150 bird species including some migratory species listed the Japan Australia Migratory Bird Agreement and the China Australia Migratory Bird Agreement.  The Ramsar listing commits Australia to ensuring the protection of wetland habitats for native flora and fauna. 
The area within the State Game Reserve is available for duck and quail hunting each year. Other recreational uses include fishing, windsurfing, canoeing and nature study.
Council is implementing a Significant Landscape Overlay 10 – Lake Connewarre Escarprment 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.

Map 13 - Extent of Significant Landscape Overlay 10 - Lake Connewarre Escarpment
[image: image3.wmf] 


Port Phillip Bay

Port Phillip Bay is the northern backdrop to the township and a key aesthetic and environmental feature. The Bay has numerous environmental features and functions and also provides areas for recreation. Storm water discharge can impact upon the health of the Bay and its management will help ensure these impacts are minimised.   

Bellarine Rail Trail

The Bellarine Rail Trail starts at Strong Street, near South Geelong Railway Station and finishes in Queenscliff. The trail length - 32.5 Km (Geelong to Queenscliff) and the track surface is mostly fine compacted gravel with some bitumen sections at South Geelong, Leopold and Queenscliff (approx 8 kms in total).  The Bellarine Peninsula Railway still operates between Drysdale & Queenscliff.
Along the Rail Trail there are views across Corio Bay to the You Yangs as well as rural views of the Bellarine Peninsula. Sections of the trail feature remnant and indigenous vegetation including red gums, sheoaks.
The Rail Trail has an active friends group ‘Friends of the Bellarine Rail Trail’ which attend regular meetings and carry out activities such as tree propagation and planting.
Flooding

Leopold North Flood Mapping

The Leopold North drainage catchment is located north of the Bellarine Highway, with its main valley east of Clifton Avenue. This relatively wide catchment has an area of over 700 hectares and two outfalls to Port Phillip Bay, in line with Kensington Road and Moss Road. The catchment has 12 council retarding basins, designed to reduce stormwater discharges from residential areas.
Flooding occurs along the drainage lines within the catchment, particularly within flat and low-lying areas such as the main valley. The flood-prone nature of the main valley has been highlighted within the current and previous structure plans for Leopold. A number of flood studies, using computer modelling, have been undertaken by specialist consulting engineers in conjunction with rezoning or development applications in the Melaluka Road/Portarlington Road area to produce flood mapping for the 100 year Average Recurrence Interval (ARI) flood event (see map 9). A total of 16 properties are earmarked for designation as a result of the findings of the Leopold North flood mapping project. 
Further flood mapping is required away from the main valley where significant overland flows have been observed within developed and rural areas. This situation is reflective of the size, development density and age of the contributing sub-catchments, i.e. significant developed sub-catchments with pre-1980 drainage systems. A pre-1980 drainage system typically has underground drainage with limited capacity (lower order minor storms) and a lack of clear overland flow paths for surcharge or excess flows.

Map 14 – Extent of flooding in Leopold North Flood Mapping
[image: image4.wmf] 


Map 15 - Significant Landscape and Environmental Features
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3.1.2
Climate Change

The Council has a draft Climate Change Adaptation Strategy to look at the issues of climate change. Some of the risks identified include:
· Physical damage to property from inappropriately sited development – existing infrastructure;
· Physical damage to property from inappropriately sited development – future development;
· Loss of infrastructure;
· Increased cost or inability to obtain insurance for residential and business properties;
· Council liability associated with approval of inappropriately located development;
· Community expectations as to what is required from Council to protect private assets;
· Timing and extent of sea level rise;
· Timing and extent of increased severe weather, which may result in more extensive storm surges.
In relation to Leopold, issues around drainage infrastructure, stormwater reuse opportunities and street tree species selection have been considered in the Structure Plan with regard to climate change.
Map 16 - Land vulnerable to inundation during a 1 in 100 year storm tide 
[image: image6.wmf] 
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Source: The Effect of Climate Change on Extreme Sea Levels along Victoria’s Coast, 2009 – Commonwealth Scientific and Industrial Research Organisation (CSIRO) as part of the Future Coasts program.
3.1.3
Protection and Management of the Natural Environment

The following table provides a simplified explanation of the roles and responsibilities for each area and the basic objectives for their on-going management. 

Table 2  Management of the Environment: Roles and Objectives

	Area
	Lead Agency
	Objectives 

	Lake Connewarre and Reedy Lake
	DSE / Parks Victoria
	Improve, interpret and protect the environmental values, whilst allowing appropriate public access for passive recreation. 

	Bellarine Rail Trail
	City of Greater Geelong
	Protect, interpret and manage the areas environmental values. 

	Small local parks and roadside.
	City of Greater Geelong
	Maintain the environmental and biodiversity values whilst providing for passive and active recreation spaces and access. 


3.2
Urban Environment

The urban environment of Leopold is dominated by housing with two local neighbourhood strip shopping centres with approximately 10 shops including small supermarkets and one large neighbourhood retail centre, Gateway Plaza.  Single dwelling allotments dominate the residential area, although medium density developments are increasing.  
3.2.1
Retail Centre 

As part of the Leopold Sub-Regional Centre Framework, economic consultant Tim Nott, provided a report – ‘Leopold Sub-Regional Activity Centre Assessment, 2010’ on the current and potential retail situation for Leopold. The key points and conclusions of this report are set out below:

Existing Retail Centre – Gateway Plaza
Gateway Plaza is a neighbourhood activity centre which is anchored by a Coles supermarket and contains a number of specialty stores and a doctor’s surgery.  The centre is a more or less traditional single-owner shopping centre with car-parking to the front and has good visibility to traffic passing on the Bellarine Highway. 
The total commercial space in the centre is approximately 5,800 sq m (including activities on the Bellarine Highway).  Of this, 4,900 sq m is retail space and the remainder is in banking, doctor’s surgery, travel agent and other services. Approximately 240 sq m (3 shop units) of the Gateway Plaza Centre is vacant. The table below shows the floor space and activities.
The current population of the trade area is approximately 10,000 people. Based on current commercial floor space, there are approximately 150 jobs in the centre.  

Table 3 Current Commercial Activity in Leopold Gateway Activity Centre
	Activity
	Enterprises
	Floorspace

	
	no.
	sq m

	Supermarkets and grocery stores
	2
	3,290

	Specialty food
	2
	140

	Clothing and footwear
	1
	70

	Homeware, hardware and electrical goods
	1
	80

	Recreational goods
	
	

	Other retail
	1
	490

	Food service
	6
	690

	Retail services
	2
	160

	Total retail
	15
	4,920

	Non-retail commercial services (bank, doctor, post office, travel agent etc)
	5
	640

	Vacant shops
	3
	240

	Total commercial space
	23
	5,800


Source:  Essential Economics, 2008; survey by Tim Nott, 2009

Note:  This table includes activity in the Gateway Plaza and on the Bellarine Highway

The expansion of this centre to a potential sub-regional centre is discussed in section 7.1.
3.2.2
Streetscapes and Residential Character

A Residential Character Study for the City of Greater Geelong was prepared in 2001, in consultation with the local community, which includes ‘Preferred Character Statements’ and ‘Design Guidelines’ for each area. It also establishes a ‘Vision Statement’ for the Leopold township which states:
The diverse dwelling and streetscape styles of the township will be unified, and the urban ‘island’ within an unspoilt rural setting strengthened by:

• Encouraging the use of appropriate native coastal vegetation species;

• Encouraging the use of appropriate building materials;

• Ensuring the siting of buildings to reflect spacing patterns;

• Ensuring building form and scale reflects predominant patterns; and

• Encouraging common public domain street treatments.

Avoid:

• Large, bulky buildings with high site coverage.

• High and solid front fences.
Most new residential development/estates (post 2001) are not included within an identified character precinct. 
3.2.3
Protecting Residential Streetscapes and Character

A number of existing controls are included within the Planning Scheme to assist in protecting the valued elements of the streetscapes and residential character The Residential Character Precinct Brochures are tool which applies to Leopold.  

The Residential Character Brochures outlined above are a reference document within the Greater Geelong Planning Scheme and should be considered where applicable. The importance of street tree planting to enhance the township has also been raised as an issue of this Structure Plan.

The increased housing diversity areas will also help direct medium density residential development around activity centres.

3.2.3
Recommended Planning Scheme Controls for Residential Areas

The adopted Housing Diversity Strategy seeks to support Increased Housing Diversity Areas (medium density housing) within a 400m walkable catchment of the town centre.  It is proposed to include Increased Housing Diversity Areas around the local neighbourhood shopping centres at Ash Road and Dorothy Streets.
Council’s Municipal Strategic Statement includes a further work clause to investigate the application of Design and Development Overlay 14 – Dwellings over 7.5m in height. This review would need to look at a more strategic application of the overlay to areas with views and coastal areas. This may have some implications for the township of Leopold.

3.3
Key Influences

	· The opportunity to improve the key environmental and landscape values of areas such as Lake Connewarre, Reedy Lake, Gateway Sanctuary and Rail Trail and other parkland and open space.

· The need to support public land managers in the on-going management of the environment. 

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

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

· There is an existing retail centre which will require expansion to serve a potential  sub-regional role for the Bellarine Peninsula.
· The opportunity to provide increased housing diversity around local activity centres.
· There is a need to beatify some existing and new residential areas with street trees.


4.0
Demographics & Social Profile

Just as the physical and strategic conditions, capabilities and constraints are important to the future planning for Leopold, the population profile is equally vital to understanding the needs for growth and future service provision for the local community. This section documents the population, residential lot supply and provides a brief Leopold community profile.

4.1
Past Population Growth

Data from the Australian Bureau of Statistics census demonstrates that during the period between 1986 and 2006 the population of Leopold (Urban Centre) has increased from 3,452 people to 8,161 people, an increase of 4,709 over 20 years. The population growth from the 2001 census to the 2006 census was 2.94%.
4.2
Age Structure

Census data provides information on the demographics of the township including age distribution.  In 2006, 41.2% of the Leopold population was aged between 25 and 54 with the median age being 36 years old. The table below shows statistics from the 2006 census.

Table 4 Age Structure

	Age
	Number of People
	% of total persons in Leopold

	  0-4 years
	576
	7.1%

	  5-14 years
	1,241
	15.2%

	  15-24 years
	929
	11.4%

	  25-54 years
	3,364
	41.2%

	  55-64 years
	872
	10.7%

	  65 years and over
	1,179
	14.4%


Source: 2006 census

4.3
Dwellings & Household Size

The average household size within the town in 2006 was 2.7 persons. In the 2006 Census, there were 2,357 families including:

Table 5  Family Types

	Family Type
	%

	Couple families with children
	48.7

	Couple families without children
	39.5

	One parent families
	11.0

	Other families
	0.7


         Source: 2006 census

Family households accounted for 88.2% of total households in Leopold while lone person households comprised 17% (compared to 68.7% and 25.9% respectively for the City of Greater Geelong).

In Leopold 38.3% of occupied private dwellings were fully owned, 45.8% were being purchased and 12.5% were rented.

There were 2,888 occupied private dwellings counted in Leopold of which 94.8% were separate houses, 1.5% were semi-detached, row or terrace houses, townhouses etc, 3.7% were flats, units or apartments. 

These statistics show that Leopold is very popular with families and there is a high proportion of home ownership. It also shows housing diversity is limited with a high proportion separate detached housing.

4.4
Labour Force & Income

ABS Census data identifies the “labour force” as consisting of persons aged 15 years and over who are employed, or those who do not have a job but are actively looking for work.  In 2006 4,016 people were in the labour force including:

Table 6  Labour Force

	Employment Type
	%

	Full-time
	59.8

	Part-time
	30.7

	Employed but away from work
	3.9

	Employed but did not state their hours worked
	2.3

	Unemployed
	3.4


         Source: 2006 census

In the 2006 Census, the most common responses for occupation for employed were: 

· Technicians and Trades Workers - 19.0%, 

· Clerical and Administrative Workers - 15.5%, 

· Professionals - 14.6%, 

· Sales Workers - 11.9% 

· Labourers - 10.6%.
In the 2006 Census, the most common industries of employment were Hospitals 4.6%, School Education 4.2%, Supermarket and Grocery Stores 3.7%, Cafes, Restaurants and Takeaway Food Services 3.6% and Motor Vehicle and Motor Vehicle Part Manufacturing 2.8%.
Details of income for residents of Leopold are provided below:
Table 7  Income

	Area
	Individual Income
	Weekly Household Income
	Median Weekly Family Income

	Leopold
	$460
	$1,072
	$1,158

	Australia
	$466
	$1,027
	$1,171


4.5
Socio-Economic Index

The ABS produces a Socio Economic Index for the Areas which considers Advantage/Disadvantage and takes into account variables relating to income, education, occupation, wealth and lining conditions.  Leopold has a SEFIA score of 1013.  Relative disadvantage is associated with a low number (below 1,000). 
Enrolment information routinely collected for children attending kindergarten in Leopold indicate that almost 1 in 4 families are eligible for a Commonwealth Health Benefits Card and participation by Indigenous children is slightly above the average for Greater Geelong. According to the ABS Census Leopold has a comparatively low population of young people who are parents aged under 25 years at 0.2 per cent. 

4.6
Journey to Work

ABS Census data for 2006 demonstrates that the private car is the dominant mode of transport for those residents of Leopold who must travel to work. 

On census night the private car was used by 94.2% of employed persons in Leopold who travel to work.  

These statistics include both drivers and passenger, and the statistics also demonstrate that as little as 1.5% of the Leopold work force walk to work.  Therefore it could be assumed that the majority of the town’s workforce would be employed outside the township, utilising private vehicles to travel to work.

Table 8 Travel Modes

	Method (one method only)
	Number 

	Train
	27

	Bus
	20

	Car, as driver
	2,773

	Car, as passenger
	179

	Truck
	41

	Motorbike/scooter
	11

	Bicycle
	21

	Other
	14

	Walked only
	47

	Total one method
	3,133 


4.7
Population Projection 2021

Two methods of population projection have been used to estimate the population in 2021 including dwelling approvals and growth rate. These indicate with average population growth a 2021 population is expected to be between 12,597 and 12,616 and with higher growth levels is expected to be around 16,261. 
Dwelling Approvals
Table 9  Dwelling Approvals Population Projection
	A
	Population 2006 census
	8,161

	B
	House hold Size 2006 census 
	2.7

	C
	Average Dwelling approvals per year
	110

	D
	Medium growth scenario approvals per year
	200

	E
	High growth scenario approvals per year
	250

	F
	Population growth per year – average approvals (B x C)
	297

	G
	Population growth per year – medium scenario approvals (B x D)
	540

	H
	Population growth per year – high scenario approvals (B x E)
	675

	
	
	

	Year
	Additional Population 

Average Growth


	Total Population - Average Growth 
	Additional Population Medium Growth
	Total Population -Medium Growth 
	Additional Population with High Growth
	Total Population -with High Growth 

	2011 
	1,485
	9,646
	2,700
	10,861
	3,375
	11,536

	2016 
	2,970
	11,131
	5,400
	13,561
	6,750
	14,911

	2021 
	4,455
	12,616
	8,100
	16,261
	10,125
	18,286


These figures indicate based on average dwelling approvals (110) and household size the population could reach 12,616 by 2021. Based on a higher growth scenario of dwelling approvals (200) the population could reach 18,286 by 2021.
Growth Rate

Based on the census growth rate between 2001-2006 for Leopold which is 2.94 and the 2006 population of 8,161 the following population figures have been extrapolated:

Table 10 – Growth Rate Population Projection

	Year
	Increase in Population 

(+2.94%)
	Total Population 

	2006
	-
	8,161

	2011
	1,272
	9,433

	2016
	1,468
	10,901

	2021
	1,696
	12,597


4.8
Key Influences

	· Leopold will continue to receive strong population growth.

· Leopold will continue to have a high proportion of families and over 55s which is important when considering community infrastructure, facilities 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.  


5.0
Township Facilities & Services

5.1
Local Community Services and Facilities

The following is a list of the key local facilities available within the township (summarised on Map 10 below):
· Community Hall

· Leopold Indoor Neighbourhood Centre (LINC)

· Churches

· Country Fire Authority (CFA) Station

· Bus Services

· Aged Accommodation (Leopold Lodge - 58 low level beds, 15 high care beds and 2 respite beds, Bellrise - 24 hour nursing care for all residents, Kensington Retirement Village (no medical care). 

· Child Care Centre (Melaluka Child Care & Kindergarten Centre 0-3 & 3-5 age groups)
· Kindergarten (Leopold Kindergarten & Allanvale Kindergarten)
· Primary School

· County Fire Authority Station

· Two Shopping Strips (Ash Road & Dorothy Street)
· Medical Centres (Leopold Medical Centre, Kensington Hill Medical Centre & Gateway Plaza Medical Centre)
· Privately owned Swim school 
The Barwon Health and City of Greater Geelong provide a wide range of services including medical, nursing and home-based allied health, youth, maternal and child health and adult day programs, including socialisation, respite and rehabilitation.  

Early Childhood 

As of June 2010, a total of 516 children aged 0-4 were enrolled at the Leopold Maternal and Child Health Centre, this includes new birth notifications of 140 in the year 2009/10. There has been a consistent increase in new births for the Leopold area over the past ten years including a 36% increase in the last four year period.  This does not include immigration which means the number of families with young children is likely to be substantially higher than indicated by the figures above.

Based on these figures Leopold will require additional kindergarten capacity including additional supports for families with children in the 0-4 age group (i.e. MCH, Long Day Care, health and family support). The Maternal and Child Health Service will also require expansion to cope with increasing birth notifications.

Leopold currently has two kindergartens – Allanvale and Leopold. There is also a small independent Long Day Care service located in Leopold providing a total of 46 places for children 0-5. The Long Day Care Centre provides a funded kindergarten program for 30 children.

Both kindergartens are operating at capacity and are struggling to accommodate existing needs. Plans are being developed to expand the provision of kindergarten accommodation at Allanvale Kindergarten to double the kindergarten’s existing capacity. The proposed Community Hub is likely to incorporate an integrated Children’s Centre including an additional kindergarten room and 60 place child care centre. This will need to be implemented if the future requirements of the population are to be accommodated.

The kinders and MCH do not conform to modern service requirements, community expectations, occupational health and safety standards, or the delivery of quality service outcomes or environments. The kinders were also identified as a high priority for expansion and development given the increasing demand and limited supply of kindergarten places available in the area.

The Leopold Toy Library presently operates from the Leopold Guide Hall in Melaluka Road. This site is considered inadequate and it is proposed to build a new purpose design toy library facility as part of Community Hub, which will integrate with other early childhood services.
Playgroups currently operate from St Marks Anglican Church Hall. This is a valuable community service however the site does not provide an appropriate outdoor play space. A new playgroup facility is proposed as part of the Community Hub which will also better integrate with other early childhood services.
Education Facilities   
	Leopold Primary School has a history spanning back to 1851 when the first school in the community of Kensington (Leopold) was established. A brand new school was opened in 2004 and featured:

· 16 Large permanent classrooms and 15 well resourced portable classrooms 

· Administration area
· Leopold Indoor Neighbourhood Centre gymnasium (LINC) 

· Well equipped Art room, Computer lab, Library and L.O.T.E room 

· Modern administrative block 

The school currently has an enrolment of over 680 students which is one of the largest enrolments within Greater Geelong.
Council’s School Holiday Program operates from existing school facilities during term breaks, and the school provides a successful Outside School Hours Care program. 

The Department of Early Education and Childhood Development has indicated a new primary school site should be identified as part of the planning of the future residential growth area. 


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.

Emergency Services

Leopold has a CFA Station but other services such as police and ambulance are provided by services in Geelong and on the Bellarine Peninsula (Drysdale & Ocean Grove).

Map 17 - Existing Community Facilities
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Other Community Facilities and Services

The availability of community services and facilities in Leopold should be considered in the context of its proximity to Geelong and the range of services offered there.

Leopold is served by the mobile library service and fixed library services are also available in Newcomb, Drysdale and Ocean Grove. The City of Greater Geelong is currently developing a community hub which is proposed to include a permanent library as well as additional child services and community meeting rooms.
Community Hub

In 2007 David Lock Associates (DLA) prepared a concept plan for an integrated community hub on a the land adjacent to the Leopold Primary School. After consultation and a community infrastructure analysis it was determined the following might make up the community hub:
Core Uses
High quality open space incorporating public art, children's play area, town square and performance space around which are located:

· A Lifelong Learning facility, including a Library, an information technology hub and café.

· Family and Children services, including a Pre-school, day and occasional care.

· A wellness facility, including Health facilities, Maternal & Child Health Care and a space, incorporating rooms for specialists, GP’s and other health care professionals.

· Social & Recreational facilities including a youth centre and meeting rooms with kitchen facilities.

Supporting Uses

These core uses are supported and complemented by a range of other uses that add to the appeal and vitality of the Hub and reinforce its contribution to the well-being of the community. The proposed supporting uses are:

· Workshop/ Studio facilities

· Bookshop

· Community Office

· Interpretive Centre for Sustainable Design

· Community Garden

· Sustainable indigenous landscape demonstration garden

· Public art

· Enterprise hub incorporating incubator units with access to business facilities, printing, computers, internet access, meeting rooms

· Community Bus/ Bus stop

· Housing, either medium density, such as villa or townhouses or self care/independent living units for older people - This requires careful consideration to ensure it contributes to the hub as much as it can and justifies the setting of public land for private housing

· Car parking

· Multi purpose space for farmers markets, public meetings etc.

Map 18 – Concept Community Hub Design (2007)

[image: image9.wmf] 


Source: DLA, 2007
The design for the hub has now progressed and has moved away from the original DLA concept.
5.2
Open Space, Leisure and Recreation Facilities

A number of public leisure and recreation facilities are provided in Leopold.  The following is a list of leisure and recreation facilities within the township which are also illustrated on Map 19 below.
Leopold Memorial Park - Facilities

· Open Space

· Football/Cricket Ovals (2) 

· Netball Courts (2)

· Tennis Courts (9)

· Skateboard facility
· Facilities (club houses, toilets, parking)

Leopold Memorial Park - User Groups

Leopold Football Netball Club 

· Approximately 820 members.

· Experiencing growth – anticipates well over 1000 in five years.

Leopold Cricket Club 

· Approximately 237 players.

· Experiencing growth – juniors 30-40% increase and seniors 20-30% increase from five years ago.

Leopold Tennis Club 

· Senior and junior (Saturday), ladies midweek.

· Approximately 76 members.

· Experiencing decline in membership.

Leopold Girl Guides  

· Approximately 30 members - girls 6-18 years of age.

· Membership is stable, having doubled in the past five years.

Leopold Toy Library  

· Uses some of the space that is leased to the girl guides.

· Happy with current arrangement – lots of parking for members.

Leopold Scouts 

· Has a hall in site north of cricket nets.

Leopold Lions Club 

· Has a storage shed and small car park to the north of the Recreation Reserve.

Informal Park Users 

· Spectators of sporting and formal events in the reserve.

· Skate park users.

· People informally using the half netball court and hitting wall.

· Families and children using playground.

· General public casually using two tennis courts that are open

· for the general public.

· People walking and exercising dogs within the reserve.

· General public walking and cycling through reserve.
Sportsmans Club (private) - Facilities

· Bowls Greens 

· Squash Courts 

· Aerobics and Indoor Bowls Facilities

· 250 seat bistro Area 

· Function room  

· Bars          

· Parking and other facilities

Leopold Sportsmans Club – User Groups

The Club’s 2160 membership (2008) consists of 400 sports members and 1700 club members. Of the sports members:

· 220 are bowlers, competing in the Geelong and District Bowls Association and the Bellarine and District Ladies Bowls Association;

· 85 are golfers playing at various golf courses across the region;

· 70 are squash/racquetball players playing in the Geelong Racquetball Association and Geelong Squash Association; and

· Others participate in dance, indoor bowls and other activities.

The trends indicate that while Leopold is projected to experience modest population growth, there will continue to be growth in the key sports of football, netball and cricket with a stable participation trend in tennis, particularly if the facilities are upgraded to meet both the needs of each sport and the expectations of the local communities. Increase in participation in lawn bowls is possible with the high membership of current activities and the ageing of the population that may encourage greater interest in this sport.
LINC  
The Leopold Indoor Neighbourhood Centre (LINC) was opened in September 2004. The facility was developed as a result of the community need for a centre to cater for active and passive recreational pursuits of people of all ages. The project was jointly funded by the State Government, the City of Greater Geelong and the Education Department.
The LINC has a large hall/court area, a multi-purpose room and a number of meeting rooms available for public use.

In addition, as part of a joint user agreement between the Education Department and the LINC, programs also utilize facilities in the Leopold Primary School and the Kensington room.

The operation of the LINC is managed by the LINC Committee of Management, an incorporated body, which is responsible for the day to day operation of the LINC as well as the development of the business and strategic plan.

The LINC has employed a part time Community Liaison Officer to source, advertise, organize and implement a wide variety of programs and activities.

The Bellarine Rail Trail 

Located in the northern half of the town this is a east-west linear link used by cyclists, pedestrians, horse riders. The trail has a mix of gravel and sealed surfaces and runs from South Geelong to Queenscliff.

Gateway Sanctuary, 

The Sanctuary is a constructed wetland providing an opportunity for informal recreation including walking tracks, BBQ facilities, playground, toilets and open space.
The Curlewis Golf Club and the Bellarine Lakes Golf Club 

These courses are located within a four-kilometre radius of Leopold. 
Local Parks
A number of smaller open space areas also exist within the residential areas of Leopold serving a more localised population. These open spaces typically contain landscaping and a playground. A number of the parks are located in the Residential 1 Zone. Council management of these parks would be assisted if they were rezoned to the Public Park and Recreation Zone.
Map 19 – Recreation and Open Space 
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5.2.1
Identified Improvements to Open Space, Leisure and Recreation Facilities

A number of studies have been undertaken by, or on behalf of Council which have identified potential improvements in relation to open space, leisure and recreation provision and the linkages within the township.  The draft Structure Plan broadly supports the key actions of these studies as detailed below:

Draft Memorial Park Master Plan

Some of the key opportunities identified include: 

· Rationalising many (often duplicated) facilities within the park, thereby minimising the operational and Maintenance costs to Council and the community.

· Maximising its future flexibility to cater for changing demographics and sports requirements, providing (where possible) for future flexibility to accommodate unforeseeable trends and changes in user’s needs.

· Providing a sustainable design that gives the park a structure, to provide much needed ‘activity nodes’ centred around shared facilities while enhancing existing links with adjacent areas such as the retail centre, rail trail and residential areas.

· Providing landscaping to enhance the existing character of the reserve while providing a dynamic and living framework within which spaces and places can be organised.

· Retaining and maintaining of the current dynamic of volunteer organisation of sport for social and cultural reasons, while potentially providing opportunities for revenue generation.
Broad objectives for redevelopment of the Reserve in the Master Plan include the following:-

· Improve access by offsetting the currently direct connection across the Melaluka Road into the shopping centre.

· Improve the entrance layout to positively assist ‘way-finding’, to also enhance the sense of arrival at the Recreation Reserve and the town itself and to create a street presence that identifies this key gateway site to Leopold.

· Promote relationships with neighbouring uses, through permeable Reserve boundaries. Better visual and physical connections will encourage shared use of the Reserve and in turn enhance the standard of facility able to be offered.

· Capitalise on the large amounts of available space and organise it better, to create more parking.

· Utilise and enhance the strength of the ovals as distinctive landscape features, with informal parking and seating under large trees, and a great cricket wicket / football field. The central location of the number one oval provides opportunities for various synergies to be explored.

· Take a coordinated approach to co-locate and cluster uses to take advantage of shared facilities at the same time open up more spaces for active uses.

· Create a more appropriate / useable pavilion arrangement for the main oval.

· Create a destination that has a ‘point of difference’ rather than looking to duplicate facilities currently already provided elsewhere.

· Make more legible connections into and through the Reserve linking the different uses within the reserve and to those adjoining it.

· Draw on the flat topography and the adjacent street grid to support multiple cycle / footpath connections.

· Create improved and new tracks including to and along the cycle trail, to any new residential subdivision, commercial areas and existing and future development around the Reserve. 

· Utilise the additional parking across the road at the shopping centre for large events parking.
Option 1 – Upgrading Existing Facilities
· Improve and expand the existing pavilion to also include female player and umpire change facilities, storage facilities and community spaces to replace the community building (and accommodate the girl guides, scouts, Lions, gymnasium, and toy library (if they are not relocated to the Community Hub)

· Extend the tennis clubroom to incorporate change and public toilet facilities to provide for tennis, netball and the casual recreation users of the reserve. This allows for the removal of all netball courts and clubroom from the eastern section of the reserve to make way for good pedestrian access and defined car parking.

· Locate public toilets in the pavilion and tennis/netball facility – this makes way for the demolition of the three stand alone public toilets in the reserve.

· Redevelop tennis courts in current location with two synthetic courts multi-lined for netball and two asphalt courts multi-lined for netball.

· Cricket nets remain in their current location – there may be extensions to wire fencing to ensure safety of vehicles and pedestrians from ‘flying balls’.

· Leave the skate park and playground in their current locations, with walking pathways developed to provide good access through the informal parkland.

· Develop a pedestrian access from the highway frontage that leads to the tennis/netball clubroom.

· Develop sufficient car parking on the reserve to meet the needs of all users (estimated at 240 spaces). This will be achieved by constructing a sealed car park with new entrance at the existing entrance near the cricket nets and complementing this with unsealed defined car parking as shown.

· Upgrade the existing car park adjacent to the Lions Shed with a small sealed and defined car parking, and define an unsealed overflow car parking area to the north-west corner of the reserve.

· Define walking and cycling paths throughout the reserve to connect to the formal entry/exit points, including a well defined pedestrian access path from Split Court (the residential area to the east) through the reserve to the Leopold Shopping Centre entrance.

· Relocate the memorial sign from the highway corner to the new pedestrian entrance on Melaluka Road.

· Retain the existing water tank in its current location and develop an additional storm water retention pond in the north-east corner of the reserve for increased water re-use for irrigation in the Reserve.

· Use landscaping to define playing fields and provide increased shade and amenity.

Parking - Option 1 delivers approximately 250 carparks on gravel and tarmac areas, with the use of the grass area to the north west of the #2 oval, a further potential for a further 80+ overflow parks is achievable, thus comfortably providing for current peak parking requirements.

Option 2 – Sportsman’s Club Model
· Redevelop the existing pavilion (by potentially demolishing the existing one) on the western edge of the oval as a significant two-storey building to provide all built requirements for the Sportsmans Club and field sports. A two-storey building will be required with a lift and stairs/ramps. This is likely to include:

· Administration and Office Areas / Reception / Meeting Room/s

· Change Rooms for all sports users – six multi-purpose change facilities plus unisex umpires change room

· Gaming Room / Sports Bar and TAB / Pool Room / Lounge Bar

· Bistro and Lounge

· Commercial Kitchen / Cool Store and Kiosk / Canteen

· Multi-purpose Community Room/s with separate kitchenette and possible access to bar

· Toilet facilities for social / community rooms plus public toilets with internal/external access – all accessible, family friendly and unisex

· Two Squash/Racquetball Courts

· First Aid and supporting areas

· Spectator and viewing areas from ground level and first floor, with an undercover spectator area similar to existing for oval one

· Substantial storage areas to cater for all the current uses in the community building, scout hall and lions storage shed as well as the maintenance / storage requirements for the Sportsmans Club.

· Relocation of cricket nets to the north-west corner of the reserve.

· Extension of tennis clubroom as indicated in option one to cater for tennis, bowls and netball and provide public toilets.

· Developing four synthetic courts for netball and tennis as shown in option one, but instead of the further four courts to the east, place of two multi-line courts to the north of the synthetic courts and potentially two tennis only courts on the eastern side of the reserve, further south than the existing netball courts. This makes way for two lawn bowls greens towards the front of the reserve. A third green could be placed where the 7th and 8th tennis courts are proposed, or (if Council is in a position to purchase the residential properties in the south-east corner at some future date), a south-east location could also be considered.

· Car parking similar to that proposed for option one

· Retention of the skate park and playground in their current locations, with walking pathways developed to provide good access through the informal parkland.

· Developing a pedestrian access from the highway frontage that leads to the tennis / netball / bowls clubroom.

· Existing water tank remains in its current location and developing an additional storm water retention pond in the north-east corner of the Reserve for increased water re-use for irrigation in the Reserve.

· Landscaping to define playing fields and provide increased shade and amenity.

Parking - Option 2 delivers over 320 carparks on gravel and tarmac areas, with the potential use of the grass area adjacent to the north west of the #2 oval and  new nets, a further 40+ overflow parks is achievable, thus comfortably providing for current peak parking requirements. When used in conjunction with carparks available across Melaluka Road at the retail park, future peak event demand could also be incorporated comfortably.

Preferred option 1 can be seen on plan 3 in the Structure Plan.

5.3
Key Influences

	· The Council owned land at Kensington Road presents a strategic opportunity to provide more community facilities. 

· Predicted increases in population means there is a need to provide additional community and recreation facilities, infrastructure and services. 
· Developer contributions may be able to contribute to the funding of physical and community infrastructure. 

· The town requires a second primary school site to be identified.
· Council’s Bellarine Peninsula Community Service Plan identifies key services which could be provided to better service the community and cater for all age cohorts.   


6.0
Physical Infrastructure and Transport

6.1
Water Supply

Barwon Water advises that reticulated water to Leopold is supplied from the Pettavel Basin. There is sufficient capacity in the system to cater for the current proposed residential growth. Barwon Water advised this would need to be re-evaluated should Council decide to extend the township boundary or change the land uses dramatically within the existing township. 

Barwon Water has identified a number of projects which will improve water supply to Leopold and cater for the currently identified growth.
6.2
Sewer

Barwon Water have provided the following comments on sewer infrastructure and servicing:

Christies Road Area (area 1)

This infill area is currently being serviced by the extension of existing infrastructure which has capacity for the 60-90 lots envisaged with the rezoning.

Estuary Estate, Melaluka Road  (area 2)

This 655 lot estate will be serviced via a 2.6km long 300mm diameter sewer along Melaluka Road as shown on map 12 below. The sewer is to be constructed in 2011 and will have capacity for an estimated 950 lots from the adjoining Ash Road area (area 4) to the east. The sewer will have some capacity for further connections in the order of 300 lots.

Moss Road (area 3a)

This area is currently being developed with developer funded sewers and a pumping station discharging to the Leopold Melaluka trunk sewer. The trunk sewer is to be duplicated in 2014/2015 to accommodate future flows from both Leopold and Clifton Springs over the next 35 years.
Ash Road Area (area 4)
The area east of area 2 will require a sewerage pumping station at the lowest point along the east of the area 4 boundary. Barwon Water have no plans to sewer this area in the current Water Plan, however provision will be made for servicing the area in the 2013/14 – 2017/18 Water Plan. Should the urban area boundary be moved further east to Mollers Lane, Barwon Water could amend its servicing strategy to suit the shift.

Gateway Shopping Centre (area 5)

This area encompasses the Gateway Shopping Centre and is serviced by a sewerage connection to the existing 300mm diameter sewer along Melaluka Road. This area is being considered for expansion to incorporate a sub-regional activity centre with an overall ninefold increase in floor area. Neither the existing 300mm sewer nor the proposed 300mm sewer from area 2 will be able to command this expanded retail area and ultimately additional sewerage infrastructure will be necessary to service the area most likely along Clifton Avenue.

Bellarine Peninsula Upgrades

The major sewer upgrade on the Bellarine Peninsula that impacts the Leopold township is the upgrade of the Northern Transfer System. This involves the duplication of the Clifton Springs and Leopold Rising Main along the Bellarine Rail Trail and upgrading the Leopold No 1 sewerage pump station at the corner of Melaluka Road and the Bellarine Rail Trail. The upgrade of the sewer pump station is to be scheduled for 2011 and the Leopold Rising Main project is nearing completion. 

The pump station upgrade has made allowance for growth in Leopold as outlined in the 2006 Structure Plan plus connection of a proposed 200 site caravan park at the northern end of Moss Road.

Recycled Water

Recycled water investigations are undertaken against a range of financial, social, environmental and economic criteria to determine feasibility. The provision of recycled water to the Leopold area has not been investigated as there are no sources of recycled water in the vicinity. The cost to make provision for the supply of recycled water is unlikely to be financially viable at this time.

Map 20 – Barwon Water Infrastructure – Existing and Proposed
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Source: Barwon Water
6.3
Stormwater

The City of Greater Geelong prepared a Stormwater Management Plan to improve the environmental management of urban stormwater within the municipality to protect the environmental values within the region. Urban development results in changes to catchment areas. Typically urbanisation results in increased runoff volumes and the introduction of a variety of pollutant sources.

The Stormwater Management Plan identified a number of sub-catchments within the municipality and the township of Leopold is represented in two sub-catchments, Leopold and Reedy Lake. The sub-catchments bisect the township roughly along an east west axis. Thus 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.

The Leopold sub-catchment 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 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.
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 be 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 the expanding areas of the township.
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Example of a swale drainage system

6.4
Transport Infrastructure

The transport network within Leopold is heavily reliant on road based movements.  The provision of formal pedestrian paths and linkages between open space areas and to the shopping centre from adjoining residential areas could be improved to enhance walkability of the township.
6.4.1
Roads

Leopold has direct access to urban Geelong via the two major arterial routes that serve the Bellarine Peninsula.

The Portarlington Road forms the town’s northern boundary. It comprises two through lanes and a bicycle lane in each direction separated by a wide central median strip. Four breaks in the median strip are present at Clifton Avenue, Melaluka Road, Kensington Road and Christies Road. Christies Road is the only intersection which has traffic lights. The community has expressed concern about the difficulties faced by motorists trying to enter the traffic flow at peak hours at the Portarlington Road intersections with Melaluka Road and Kensington Road. Vic Roads advise that signals are not planned for Melaluka or Kensington Roads at this time.

The Bellarine Highway bisects the town. It is a four-lane highway divided by a narrow median strip. Bicycle lanes are provided in both directions. This road has the undesirable impact of a physical barrier segregating the northern and southern sections of the town. It is important to facilitate safe access between the two areas of the town particularly as the majority of local community services including the primary school, the new community centre, the Leopold Sportsman’s Club and the shopping centre are all located on the northern side of the Highway. 
There are three signalised intersections with pedestrian facilities on the Bellarine Highway in Leopold at the Kensington Road, Ash Road/Simons Road and Melaluka intersections. Vic Roads has indicated new signals are planned for the Bellarine Highway and Christies Road intersection in 2011. These are the major cross-town links in the town. There is a need to co-ordinate the timing of the traffic signals in Leopold to provide for efficient vehicular movement through the town. 

6.4.3
Public Transport

There are approximately 15 bus services (generally hourly) per day on weekdays and 11 services on the weekend connecting Leopold to central Geelong on a dedicated route. This route includes a “loop service” whereby buses leave the arterial road and enter the residential areas, as indicated on map 10.
Buses travelling to the coastal towns of Ocean Grove, Queenscliff and Portarlington/St Leonards also stop on the key intersections in Leopold. Thus the town is reasonably well connected with urban Geelong and with other towns on the Bellarine Peninsula. At this stage no recommendation is made for changes to the public transport system in Leopold. However as residential development occurs particularly in the southern part of the town, it may be necessary to consider extending the bus route southwards to serve those areas. The frequency of bus services in Leopold is not substantial but that is likely to be a product of the demand for buses in the area. 
6.4.4
Pedestrian and Bicycle Network

Bicycle Links

The only off-road bicycle route in Leopold is the Bellarine Rail Trail, which extends from Queenscliff through Leopold and terminates at the Geelong Showgrounds. This route is typically used for recreation and not as a direct transport route. There are a number of on-road bicycle routes in Leopold, along the two major arterial roads (Bellarine Highway and Portarlington Road), Christies Road and along Kensington Road where the primary school is located. 
An additional route is proposed along Melaluka Road. Bicycle lanes service the key sites in the town such as the primary school. 

The Cycling Strategy identifies the following as being appropriate to improve cycling in Leopold:

· Install 1.5m wide on-road bicycle lanes and signage on Christies Road as a medium priority action; and

· Installation of 1.5m on-road bicycle lanes and signage on Melaluka Road as a medium-low priority action.
Council is looking to install a shared pathway along the west side of Melaluka Road to improve connections from the rail trail and the increasing number of residents along Melaluka Road. 
Pedestrian Links

Pedestrian movement is generally facilitated in Leopold with footpaths on the majority of non cul-de-sac roads. The new growth areas will continue with this pattern of development through the subdivision process.

The Leopold Strategic Footpath Network Report identifies numerous challenges and opportunities

which are show on the map 21 below. These works will need to be prioritised, listed on work plans and budgeted for. 
In relation to the proposed sub-regional site the following challenges and opportunities have been identified:
· Gateway Plaza is identified as ‘key trip generator’ within Leopold. However the shopping centre is isolated from the township.

· The intersection between the Bellarine Highway and Melaluka Road is a vehicle priority crossing point and considered unsafe and slow for pedestrians/disabled.

· Melaluka Road and the Bellarine Highway are physical barriers to the pedestrian and cycle network.

· Melaluka Road is identified as a barrier to the pedestrian network due to the high speed traffic which travels along this road, absence of footpaths and roadside swales. Furthermore members of the community identified Melaluka Road as a ‘key concern’ area within the township.

· Leopold Memorial Recreation Reserve is a key open space within the township. Barriers to walkability at this location include the convoluted layout of sports facilities which obstructs connection to the shopping centre. The existing pedestrian/cycling network is considered to be poorly understood, unwelcoming and disconnected.
Map 21 – Walkability Challenges and Opportunities
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6.5
Key Influences

	· Barwon Water is satisfied that the capacities of water and sewerage systems are, or will be capable of accommodating future growth.
· The drainage infrastructure is under increasing pressure in some areas and climate change may be an issue in the future.

· New developments will require best practice storm water management to protect the environment and provide re-use opportunities.

· Opportunity to provide improved and more frequent public transport options as new residential areas develop.
· Opportunity to improve the limited pedestrian and bicycle linkages throughout the township and within the open space areas. 

· The location of retail and recreation facilities provides challenges for more sustainable, non-vehicle reliance travel.

· The opportunity to improve the connection of the shopping centre to the rest of the township particularly the recreation reserve and community hub.


7.0
Commercial Growth, Residential Lot Supply   and Further Development

7.1
Commercial Growth
Leopold was identified in the Geelong Retail Strategy, 2006 as having the potential to develop into a sub-regional centre. The following is taken from the Retail Strategy:-

‘In view of the current proposal for a neighbourhood centre at Leopold [the now constructed Gateway Plaza], the Strategy recommends that an investigation be made of the potential or otherwise for this site to be the location for a new sub-regional centre. In preliminary terms, Leopold may be an appropriate site in the medium-term for further retail development for the following reasons:

· The site offers the potential for retail and associated expansion in view of available vacant land (although Council engineers indicate flooding and drainage constraints may exist).

· The site would serve the entire Bellarine Peninsula and would reduce the travel requirement of Bellarine residents to access this type of centre (compared with a centre at say, Newcomb).

· The site at Leopold is located 8.5km from Central Geelong, and would not be expected to undermine Central Geelong’s core primary catchment, although the potential for adverse trading impacts would have to be the subject of an economic impact assessment if and when any development proposal for a sub-regional centre at Leopold is put forward for Council consideration.

· By around 2016, the forecast population on the Bellarine Peninsula should support subregional retail facilities without having an undue adverse effect on retailing in Central Geelong (although this will be determined by the Retail Planning Assessment Criteria at the appropriate time).’

Population growth on the Bellarine Peninsula is likely to be sufficient to support a sub-regional activity centre in the coming decade according to the Geelong Retail Strategy (Essential Economics, 2006). Leopold has been put forward as the most logical location for such a centre largely because it is accessible via the Bellarine Highway (serving Queenscliffe and Ocean Grove) as well as the Geelong-Portarlington Road (serving Drysdale, Portarlington, Indented Heads and St Leonards).
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Map 22 – Trade area for Leopold Sub-regional Centre

Source:  Tim Nott economic analysis + strategy
A report titled ‘Leopold Sub-Regional Activity Centre Assessment’ prepared by Tim Nott economic analysis + strategy identified the trade area has approximately 54,000sqm of retail floorspace, including 20,400sqm providing food and groceries, 7,000 providing hardware and homewares, and 12,700 sq m providing other non-food goods. There are a number of proposals also being planned in the area which would add an additional 28,900sqm of additional retail floor space, bringing the total to around 82,900sqm.

Retailing to 2021

In addition to the proposed expansion of retail space in the trade area (the base case), Nott’s report identified room for significant further space if it is in the form of a sub-regional centre.  By 2021, the trade area could support the following elements of a sub-regional centre without encroaching on the demand required to support existing and already planned shops:

· 4,800sqm of food and grocery space, which would be sufficient to support a further full-line supermarket and specialty food stores

· 8,900sqm of other non-food goods (clothes, recreational goods, pharmacy goods jewellery etc), which would be sufficient to support a DDS of 7,000sqm (except for the homeware function) plus specialty stores

· 2,200sqm of cafes, restaurants and take-away food establishments and hairdressers, beauticians and video rental stores

The analysis by Nott found a substantial part of the additional space could be provided early in the planning period. The principal difficulty in the scenario is the provision of homeware and hardware shops.  A DDS would need to have some space  dedicated to electrical and household goods and other homewares but spare demand over the planning period appears to be inadequate.  In addition, the sub-regional centre operators may expect to develop a home-makers precinct in conjunction with the centre.  However, the planned B4 zone in Ocean Grove is likely to soak up the demand for this type of space.  Any significant provision of homeware/hardware space at a sub-regional centre in Leopold is likely to detract from investment in the Ocean Grove site.

In terms of community benefit, it would be preferable to maximise the viability of retail space at a sub-regional centre in order to ensure its provision so that travel costs for residents of the trade area can be reduced and local employment can be created.  And since no planning permits have been granted for bulky goods retailing on the B4 site at Ocean Grove perhaps the most appropriate course of action is to leave the location of homeware/hardware shops to the market, noting that the two choices of location are at Grubb Road in Ocean Grove or at the Leopold sub-regional centre.

In summary Nott states the trade area could support the crucial elements of a sub-regional centre including:

· A large DDS 

· A further full-line supermarket 

· Specialty stores

· A home-maker function

Table 11 Estimate of potential additional floorspace at a sub-regional centre in Leopold, 2021

	Shop type
	Floorspace

sq m

	Supermarket
	3,800

	Specialty food
	800

	DDS
	8,000

	Specialty non-food
	2,900

	Food service
	1,800

	Other services
	400

	Bulky goods
	10,000

	Total retail space
	27,700


      Source:  Tim Nott economic analysis + strategy
Given these additions to retail and non-retail floorspace it is possible to provide a broad estimate of additional employment at the centre.  Based on an average of 40sqm per job, the centre would provide approximately 1,100 additional jobs.

The table below proposes two scenarios of the requirement for additional land to accommodate activities in the sub-regional centre at Leopold over the period to 2021.   Scenario 1 assumes that all new development will be provided at ground level.  Scenario 2 assumes that some of the non-retail space can be provided on a second level (including, for example, offices and cinema screens) and that the car-parking is partly decked.

Table 12 Notional demand for land, Leopold sub-regional centre, 2009 to 2021

	
	Scenario 1

Ground level development
	Scenario 2

Some 2-storey development

	Additional floorspace demand (sq m)
	45,300
	45,300

	Plot ratio for buildings
	100%
	90%

	Land area required for building (sq m)
	45,300
	40,800

	Car parking requirement (spaces per 100 sq m)
	4.5
	4.5

	Car spaces
	2,000
	2,000

	Area for car parking (@ 30 sq m per space)
	60,000
	60,000

	Plot ratio for car park
	100%
	70%

	Area for car parking  (sq m)
	60,000
	42,000

	Area for landscaping (@10% of car-parking)
	6,000
	4,200

	Total land area required (sq m)
	111,300
	87,000


Source:  Tim Nott economic analysis + strategy
These two scenarios produce a requirement for between 8.7 and 11.1 hectares of additional land at the sub-regional centre, depending on the extent of 2 storey development.

Retail Conclusions:

In conclusion, Tim Nott economic analysis + strategy determined:-

· Even after taking into account the planned and proposed expansions of retailing on the Bellarine Peninsula, 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.

· Expansion of the centre at Leopold is likely to be at the expense of investment in the proposed B4 precinct in Ocean Grove, since there is 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 will provide higher community benefits than development at Ocean Grove.

· Whilst many single owner centres focus almost exclusively on the provision of shops, 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 has suggested that total additional floorspace in the centre to 2021 could be of the order of 45,000 sq m as detailed in the table 13 below.
Table 13 – Retail Floorspace to 2021

	Location
	Retail  
	Non-retail
	Total floorspace

	
	sq m
	sq m
	sq m

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

	Peripheral sales precinct
	10,000
	10,000
	20,000

	Total
	27,700
	17,600
	45,300


· This additional floorspace could accommodate a further 1,100 jobs at the centre providing a very substantial increase in the number and breadth of local employment opportunities.

· Allowing for car-parking and landscaping, this additional floorspace would be likely to require between 9 and 11 ha of land, depending on the extent of multi-storey development.

Draft Urban Design Framework (UDF)
The draft UDF investigates the possible direction for growth for the potential sub-regional centre. As part of the background research constraints and opportunities were considered.

Constraints

Sustainable Development
· Large scale retail development has the potential to contribute to climate change and sustainability issues, particular those associated with water management and energy use. Future development within the LSRAC will requires innovative solutions to stormwater management and energy conservation.
· To date, the development of Leopold has occurred in a way that the township currently lacks an identifiable local character.

· Leopold contains a growing proportion of families and retirees who require local services with ease of access. 

· The study area is located at the western edge of the Leopold township boundary with rural land sounding the site to the west. The future activity centre has the potential to significantly affect the existing rural living character and amenity (particularly with regard to traffic impacts from circulation, parking and servicing).

Public realm and open space
· Screening along the southern edge of the Leopold recreation reserve and the northern edge of the Gateway Sanctuary creates poor visibility and connection with the Bellarine Highway, resulting in a lack of passive surveillance and public awareness / appreciation of the facility within.

· The built form within the recreation reserve is currently disjointed.

Pedestrian movement and connectivity

· The pedestrian environment within the Gateway Plaza is fairly poor, with car parking dominating the plaza surrounds.

· No footpaths exist along either side of the Bellarine Highway west of Melaluka Road.

· The Bellarine Highway currently acts as a barrier to pedestrian movement due to the traffic and speed limit; width of road and median strip.

· There are no formed footpaths located on either side of Melaluka Road (except directly in front of the plaza).

· The intersection between Melaluka and Bellarine Highway currently represents an area of vehicle and pedestrian conflict.

· Residential areas are poorly connected to the Recreation Reserve / Gateway Sanctuary / and existing plaza.
Land use
· Leopold’s community hub is disconnected from the LSRAC, with limited through connections.

· There is currently a lack of night time activities within the Leopold township.

· Few restaurants and cafes can currently be found within Leopold.

· Visual permeability is also limited, reducing the ability for residential properties, thoroughfares to provide passive surveillance to areas such as the recreation reserve or Gateway Sanctuary.

· Pockets of residential zoned land are currently located within the recreation reserve area, reducing the amount of space available for community facilities.

Urban form
· The existing height throughout Leopold is two storeys, encouraging sprawl of development as opposed to a slight increase in density in strategic locations.

· There is currently little relationship between the plaza and the two streets that it connects to (Bellarine Highway and Melaluka Road).

Vehicle movement and parking
· The car parking available at the recreation reserve is currently insufficient for local demand, with overflow parking encroaching into the parking available across the road at the plaza.

· The speed limit along Melaluka road reduces the appeal of this street for pedestrian and cyclist use and limits the ability for pedestrians to cross over between the plaza and the recreation reserve.

· The speed limit along Bellarine Highway reduces the appeal of this street for pedestrian and cyclist use and reduces the ability for pedestrians to cross over between the plaza / recreation reserve and the Gateway Sanctuary and residential areas to the south.
Opportunities

Identity and character
· Establish a ‘sustainable’ LSRAC that adds character and identity to Leopold. Sustainability has the potential to become an identifying character element of the future retail centre.

· Create a strong gateway to the township, enhancing its role as a gateway to the Bellarine Peninsula.

· Maintain the rural edge of the town, strengthening the existing character of the township.

· Enhance views within the township – optimizing the topography of Leopold.

· Meet the retail, social, cultural and recreational needs of the direct community and eventually peripheral towns.

· Visually and physically strengthen connections and ‘cues’ for the Recreation Reserve, as an important community asset and point of difference for Leopold.

Public realm and open space

· Create linkages between the Bellarine Rail Trail, the recreation reserve, plaza and Gateway Sanctuary.

· Provide for a LSRAC with a heart, in the form of an attractive community plaza with a strong relationship to surrounding land uses, including the adjoining Recreation Reserve.

· Improve the interface between the Gateway Sanctuary / recreation reserve with Bellarine Highway.

· Landscape to create a strong sense of place and improve the public realm.

· Rationalise the land uses and built form within the Recreation Reserve.

· Broaden uses at the recreation reserve to include opportunities for passive recreation.
· Improve amenity and appearance of the recreation reserve and improve potential for passive surveillance from neighbouring residential land.

Pedestrian movement and connectivity
· Create connections between the Gateway Sanctuary and Recreation Reserve.

· Create linkages between the community hub, Recreation Reserve and plaza.

· Improve pedestrian connections between the plaza and Recreation Reserve.

· Reduced speed limits along Melaluka Road and Bellarine Highway would greatly improve the pedestrian and cycle environment.

· Create clear pedestrian link between the shopping centre and associated car parking.

Land use

· Provide for a broad range of uses within the sub-regional activity centre.

· Create a strip of commercial development south of the highway, east of Melaluka Road.

Urban form

· Development potential for the north-western corner of the Bellarine Highway and Melaluka Road. This development should better address the neighbouring streets.

· Define the future preferred layout and sequence for development of the sub-regional activity centre.

Vehicle movement and parking

· Undergrounding parking within the plaza should be explored as an alternative.

· Reduce the amount of frontage to the street edge to a maximum of 22m in width.

· Buffer parking areas with landscaping.
Development Options

Two possible expansion options were considered which include developing the existing centre to either the north or the west. Both options require a range of additional services to be included within the centre including an additional supermarket, specialty food, discount department store, specialty non-food, food services, bulky goods and trade supplies. The key principles of the framework are:

Sustainability 

· Protect and enhance ecological values within the Leopold Activity Centre area by ensuring that future development contributes positively to landscape and nature values. 

· Develop a landscape strategy that establishes a ‘green’ infrastructure to link existing and future open spaces and recreation nodes throughout Leopold, and provides outdoor shade in urban areas during the summer. 

· Provide for compact urban form that encourages pedestrian and cycling within, to and from the Leopold Activity Centre 

· Establish water sensitive urban design initiatives to that reduce peak flows and runoff from urban development, while continuing to enhance the biodiversity and aesthetic values of the Leopold Activity Centre. 

· Provide guidelines for future development that seek to minimise energy use and waste associated with buildings and their uses. 

· Establish a legible edge to Leopold’s urban environment through an appropriate landscape structure that recognises the urban / rural boundary. 

Character and identity 

· Provide for the growth of the Leopold Activity Centre as a regional centre and gateway to Leopold that provides for a variety of commercial and recreation activities within a sustainable, high amenity environment. 

· Integrate landscape, recreation and commercial uses to provide for a unique, vibrant urban environment that is both functional and an attractive place for people work and visit. 

· Provide for built form that adds positively to the character of the Leopold’s western gateway and complements the surrounding landscape and existing built character of the town.
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                Example of proposed active frontages and streetscaping
Social and cultural wellbeing 

· Provide for a variety of commercial land uses within the Leopold Activity Area that provide for local needs and contribute to ongoing employment opportunities within Leopold and the surrounding area. 

· Provide for built form that contributes to public safety through active frontages and a strong relationship with the public domain. 

· Provide for a Leopold Activity Centre community space that acts as a meeting place and attracts people of all ages to gather and interact, without compromising the viability of the Leopold Community Hub. 

· Ensure that future development protects and enhances views to the surrounding landscape. 

Connectivity and accessibility 

· Place emphasis on the development of safe, legible pedestrian and cycle routes and opportunities to enhance public transport networks: 

· Establish and enhance pedestrian, cycle and vehicle connections between the Leopold Activity Centre, Memorial Recreation Reserve, Gateway Sanctuary, the Leopold community hub, and existing and future residential areas. 

· Provide for filtered permeability throughout the Leopold Activity Centre, enhancing pedestrian and cycle access throughout the development and minimising walking time to public transport. 

· Provide for a safe, legible connection with the Bellarine Rail Trail, providing potential for regional cycle connections with the Leopold Activity Centre.

The Strategies to achieve these include:

Establish a pedestrian friendly environment 

· Providing a safe, convenient pedestrian network to enhance and encourage the opportunities for locals and visitors walk.

· Ensuring integration between activities to the east and west of Melaluka Road by significantly reducing the speed limit in the vicinity of the Gateway Plaza and (Recreation Reserve as well as upgrades and additions to crossing points, pedestrian and cycle routes including footpaths or shared paths. 

Establish strong connections between the LSRAC and Leopold Township 

· Ensuring there are legible links between the sub-regional site, Gateway Plaza, Gateway Sanctuary, recreation reserve, community hub on existing routes to ensure successful integration with the Leopold community is achieved. 

· Improving existing footpaths and cycle links along the Bellarine Highway, and the development of safe, legible routes along secondary streets and through the Memorial Recreation Reserve to provide movement choices and integration opportunities. Routes should be designed so as to maximise passive surveillance and safety for users.

Activate frontages along the Bellarine Highway and Melaluka Road 

· Promoting active frontages along the Bellarine Highway and Melaluka to provide visual interest and activity at this key entry point. This will also assist in enhancing the relationship between commercial areas and adjoining recreation areas. 

· Active frontages mean frequent doors and windows; avoiding blank walls; giving rhythm to facades through the addition of bays and porches and diversity in facade treatment; and providing lively internal uses that spill out to the street, engaging people who pass by, whether it be on foot, cycle or vehicle. 

Establish a safe, legible urban structure 

· Promoting an urban structure (i.e. movement frameworks; block patterns; and open space provision) that is integrated, functional, offers a sense of place and is commercially viable. 

· Designing walkable, pedestrian friendly block sizes. The street network should be designed to interconnect with existing street patterns and be able to facilitate potential future connections. 

· Promoting a distinct development and character for Leopold through high quality architecture and high amenity landscapes. 

· Integrating the variety of community amenities/uses in the area (recreation, community, retail) through a strong landscape strategy which will provide greater opportunities for social interaction; add to safety through passive surveillance; bring vitality to the street; and increase the viability of local amenities such as sports facilities and small businesses. It could also reduce the reliance on vehicles for local resident trips.

7.2
Residential Lot Supply

To determine lot supply, an understanding of the dwelling approvals is required. The figures for Leopold are shown in table 14 below.

Table 14  Dwelling Approvals

	Year
	Approvals
	Year
	Approvals
	Year
	Approvals

	1992-1993
	120
	1998-1999
	112
	2004-2005
	61

	1993-1994
	124
	1999-2000
	124
	2005-2006
	57

	1994-1995
	88
	2000-2001
	87
	2006-2007
	62

	1995-1996
	50
	2001-2002
	164
	2007-2008
	102

	1996-1997
	91
	2002-2003
	148
	2008-2009
	109

	1997-1998
	93
	2003-2004
	96
	2009-2010
	212


      Source: City of Greater Geelong, Economic Indicators Bulletin

To determine the years of lot supply, the take-up of land per year has been based on the average new dwelling approvals per annum of a specific timeframe (1992-2010), to provide a reliable pattern of development activity.  The average number of approvals has been 110.
Council’s urban growth policies promote a target of 15 dwellings per hectare in new residential growth areas. Figures have been provided for this density.

Table 15  Estimated Current Supply of Residential 1 Zoned Land in Leopold
	Lot Type
	Lots

	Vacant residential Lots (at October 2010)
	81 

	Lots recently created (inc. Kensington & Estuary Estates) 
	925

	Total zoned land (@ 15 lots per ha unless actual subdivision known) 
	1,006


*This excludes lots which are zoned residential but have established non-residential uses with no potential of being re-developed.  

Based on this supply, an average 110 building approvals per annum and a 100% building commencement, the number of years lot supply is 9.1 years. 

If we take into account Leopold is a growth area and has a number of residential estates releasing lots to the market it is also useful to look at a higher growth scenario based on 200 dwellings per year which would give Leopold a supply of 5 years.

The following table identifies future residential development opportunities identified in the Structure Plan and the potential lot and year supply they will generate.
Table 16 Growth Opportunities and Lot Supply
	Future Residential Development Opportunities 
	Number of Lots (15 per ha unless actual known)
	Years supply average growth scenario (110 dwellings per year)
	Years supply medium growth scenario (200 dwellings per year)
	Years supply high growth scenario (250 dwellings per year)

	Short – Medium Term
	

	Moss Road (C202)
	128
	1.1
	0.64
	0.51

	Cnr Melaluka Rd & Portarlington Rd
	47
	0.4
	0.2
	0.19

	Reedy Lakes Crt (C193)
	10
	0.09
	0.05
	0.04

	Long term
	

	Ash Road
	1,419
	12.9
	7.09
	5.67

	Totals
	

	Existing lots
	1,006
	9.1
	5
	4

	Future lots (short/ medium + long term)
	1,604
	14.49
	7.98
	6.41

	Total existing & future
	2,610
	23.59
	12.98
	10.41


Based on an average growth scenario these figures indicate there is 23.59 years lot supply available in Leopold including a current supply of 9.1 years and a further 14.49 years identified for future development.

Based on a higher growth scenario there is 10.41 years lot supply available in Leopold including a current supply of 4 years and a further 6.41 years identified for future development.
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Leopold residential development within a rural setting.

The areas identified for future development can be seen on map 18 below.
A lot supply of between 12-23 years is considered appropriate for Leopold given its identified role as a growth area and taking into account other major land releases on the Bellarine Peninsula at Drysdale and Ocean Grove.
The forecast does not consider the requirements of public open space, drainage reserves, roads etc which could reduce the actual yield. The forecast does also not take into account when this land may become available given it is privately owned and rezoning will be proponent driven. 
7.3
Further Development

7.3.1
Recent Approvals

The 2006 Leopold Structure Plan identified 5 areas as appropriate for urban residential development, of these four have been or are in the process of being rezoned:

Area 1 Christies Road 

This area comprises of approximately 6 hectares (3 land titles) and was rezoned Residential 1 zone with a DPO17 in 2008 as part of amendment C148. A subdivision has been approved (PP1092/2009) on two of the titles creating 57 lots.  

Area 2 East of Melaluka

This area comprises of around 58 hectares and was rezoned to Residential 1 with a DPO18 in 2006 as part of amendment C139. A subdivision has been approved (PP128/2009) creating approximately 680 lots known as the ‘Estuary’ estate incorporating a sub regional reserve incorporating ovals, carparking and associated infrastructure and other open space areas.

Area 3a Moss Road 

This area comprises of approximately 25 hectares. There has been one approved rezoning in this area, C131 which should yield approx 80 lots and two proposed amendments C178 & C202 which are currently being considered which should yield 135-145 lots if approved. 

There are 2 lots remaining in this area that are yet to be/proposed to be rezoned. These comprise just over 3 hectares and could yield around 40-50 lots.

Area 5 North West Corner of Melaluka Road and Bellarine Highway

This site was rezoned land from Rural Zone to Business 1 Zone as part of Amendment C65. The site is now developed with a shopping centre.
Other Infill sites

Reedy Lakes Court

Amendment C193 proposes 10 lots at the west end of Reedy Lakes Court.

Benita Place - Central Park Estate
Amendment C140 currently consists of 34 lots. There is still vacant residential zoned land to the south which could also yield around 34 lots.

Swamphen Drive

Amendment C178 consists of 15 lots at the end of Swamphen Drive north of the rail trail.

Former DEECD primary school site 

This land on Koonangurt Road could yield around 60 lots if developed for conventional residential development.
7.3.2
Rezoning Requests and Interest

The areas identified in the 2006 Structure Plan as being appropriate for residential development have been rezoned or have a current rezoning application. The only remaining area within the settlement boundary is located on the south east side of the township and is currently zoned Farming Zone. This area is approximately 87ha. There has been some landholder interest in commencing the planning for this area. 

7.4
Key Influences

	· There is a demand for additional retail floor space if Leopold is going to serve its identified role as a potential sub-regional centre.

· The Leopold sub-regional centre could cater for an additional 45,000sqm of retail and associated commercial space.

· The Urban Design Framework provides objectives and principles for the potential development of a sub-regional retail centre including how the existing centre may expand to cater for this role.
· State and Local Planning Policy designates Leopold as an urban growth area however there are some constraints to development in some areas.

· The present lot supply will accommodate moderate growth within the proposed settlement boundary.


Map 23 - Residential Lot Supply
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