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APPENDIX 1
Traffic Volumes
Current traffic volumes for the Study Area have been assessed to assist in determining likely impacts for future development from an access and road provision perspective. These figures are detailed below.
Table 1: Geelong Portarlington Road (Source: Figures 3 & 4 in draft Geelong Growth Area Modelling report by AECOM dated 21 Feb 2014)
	Direction
	Location
	2011 Base Volumes
	2031 Predicted Volumes

	Westbound
	west of Melaluka Rd
	10,900vpd
	14,900vpd

	
	west of Kensington Rd
	10,800vpd
	14,900vpd

	
	west of Christies Road
	10,200vpd
	14,900vpd

	
	east of Christies Road
	9,200vpd
	12,600vpd

	Eastbound
	west of Melaluka Rd
	10,400vpd
	14,100vpd

	
	west of Kensington Rd
	10,400vpd
	14,300vpd

	
	west of Christies Road
	10,400vpd
	13,200vpd

	
	east of Christies Road
	9,800vpd
	12,300vpd


Table 2: Current traffic at Portarlington Road and Christies Road (Source: VicRoads SCATS data for 17/10/2014)
	Direction
	Weekday Total
	AM Peak
	PM Peak

	Westbound
	12,174vpd
	1,603vph (8:00-9:00)
	725vph (3:00-4:00)

	Eastbound
	11,815vpd
	576vph (8:00-9:00)
	1,612vph (5:00-6:00)


Table 3: Local Road Volumes (Source: City of Greater Geelong Traffic Counts)
	Road
	Location
	Date
	Weekday
	AM Peak
	PM Peak

	
	
	
	Total
	8:00-9:00
	5:00-6:00

	Kensington Rd
	North of Highland Way
	Aug 2010
	3,567vpd
	353vph
	352vph

	Melaluka Rd
	At Rail Trail
	Dec 2013
	3,833vpd
	254vph
	346vph


Table 4: Side Road Cross-section and Access Control at Intersections with Portarlington Road

Leopold Land Capability and Bay Access Report, July 2015
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	Road
	Side Road Cross-section
	Access Conditions

	Clifton Avenue
	6.0m seal to north; 5.0m gravel to south
	Median opening + R turn lanes

	Melaluka Road
	7.0m seal (2 x 3.5m traffic lanes)
	Median opening + R turn lanes

	Moss Road/No 711
	7.5m bk to south; 4.0m track to north
	L in/L out, no median opening

	Kensington Road
	11m bk (2 x 3.2m traffic lanes + parking)
	Median opening + R turn lanes

	Alexander Avenue
	5.6m seal to north
	Median opening + R turn lanes

	Grand Scenic Drive
	5.6m seal to north
	L in/L out, no median opening

	Christies Road
	11.6m bk (2 x 3.1m traffic lanes + parking)
	Traffic signals

	Mountjoy Road
	4.0m gravel to north
	L in/L out, no median opening
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APPENDIX 2
Community Consultation Outcomes
Community consultation undertaken in February 2015 included discussions around seven tables and sought feedback on two key questions:

Constraints and Opportunities confirmation. Development and Bay Access options.
The results of these table discussions are summarised below.
	Table 1
	Opportunities/Constraints
	Development/Bay Access Options

	
	Foreshore has been neglected by CoGG
	Provide full access and clean up beach. “If you are going to do it, do it properly.”

	
	How will significant Indigenous Artefacts Areas be protected (from sewerage/water/drainage   stations/systems (for future investigations)
	South of Portarlington Road: focus retail in existing centre, more intensive development near shops.

	
	Developers have been in CoGG ear?
	Need to upgrade access point for boat access, public or private ramp ok.

	
	Services for people north of Port Rd have not changed for 30-40yrs
	Walking tracks and bike paths separated from arterial road.

	
	Native plants present
	Development: larger lots (semi-rural, take advantage of view), convential densities.

	
	The Bay has poor water quality
	Development: former Golf Course, Geelong Flower Farm

	
	Do downstream ratepayers benefit from development?
	No high density, apartments.

	
	Poor quality drainage water
	

	
	Poor access to Portarlington Road from Clifton Avenue
	

	
	South of Portarlington Road: low lying flood area, untreated sewer down drainage, swampland like Warralilly (rates, rates, rates)
	

	
	Issue: access to highway from Grand Scenic Drive
	

	
	Bird habitat
	

	
	Who pay for sealing Grand Scenic Drive? (it is now gravel)
	

	
	Concern about walking track behind and through Grand Scenic Drive – properties?
	


	Table 2
	Opportunities/Constraints
	Development/Bay Access Options

	
	Flora and fauna along coast
	Access to the Bay demand is questionable.

	
	No beach (seaweed)
	Access to the Bay is still one dimensional

	
	There are no east-west roads and connections north of Portarlington Road
	Passive Bay access along edge

	
	Bay access will be difficult
	Bay access opportunity – jetty?

	
	Drainage flow issues
	Desire for coastal road

	
	Pointless to have access to the Bay: swampy
	Want to see people use the foreshore: fishing, cycling, boating

	
	Shallowness of the Bay: is it possible to launch a boat?
	Elevated park location: passive, running tracks, playground, botanic gardens

	
	Access to Grand Scenic Drive is difficult.
	Grand Scenic Drive: potential change by first of all protect RLZ, interface to be


	
	
	buffered if all the rest of the land is developed or changes to RLZ, don’t want to see road cutting through this area, no gas

	
	Aesthetic of the hill/view down is important
	Road improvements needed

	
	With water inland from the cost – great opportunities to have nice views/water access
	Pedestrian tunnel access under Portarlington Road

	
	Community infrastructure isn’t keeping up with growth
	Residential/retirement village options

	
	Leopold is running out of land
	Development: preference for larger lots (1acre), also preference for smaller lots.

	
	SPS overflows
	Development is not desired, Bay access is.

	
	Melaluka/Portarlington Road: road connection is difficult.
	Corner of Clifton and Portarlington Road: local access road could provide development: closer to services.

	
	
	North of Portarlington Road: urban development potential, commercial can expand.


	Table 3
	Opportunities/Constraints
	Development/Bay Access Options

	
	Traffic signalisation supported.
	Support Bay access: boat ramp, walking

	
	Melaluka Road/Portarlington Road: traffic issues, signalisation supported/roundabout?
	Along foreshore: café, boat ramp, walking paths, jetty, sailing club, boardwalk.

	
	Support idea: Bellarine Bike path diverted through north of Portarlington Road
	South of Portarlington Road: retirement village, subdivision (ability): limited options to development, rezone to residential

	
	
	Along Portarlington Road: support residential

	
	
	Extend Bellarine Rail Trail

	
	
	Rural living/low density housing in southern part of the land north of Portarlington Road.


	Table 4
	Opportunities/Constraints
	Development/Bay Access Options

	
	Alternative drain options?
	Along coast: park/picnic area

	
	Wetland connections?
	Corner of Grand Scenic Drive and coast: good park location, why is this closed off?

	
	South of Partarlington Road: can this drainage link work? Explore non-open drains, been down that path
	Grand Scenic Drive to Marina: walkable area

	
	Corner of Bellarine Highway/Melaluka Road: hazardous intersection (no slip lanes)
	Marina: most appropriate place to provide access (public)

	
	Corner of Portarlington/Melaluka: roundabout or traffic lights?
	There is a need for a boat ramp

	
	Existing drainage is not well maintained
	Have rail trail connection

	
	Do Moss Road and Clifton Avenue have public access?
	Opposite Grand Scenic Drive: lower density (5 acres?)

	
	Where to put public access?
	No compulsory acquisition

	
	Boat access?
	Moss Road: why is this not used?

	
	Do not support compulsory acquisition
	Central: green space, rural/non-urban

	
	Shallow water for a boat ramp
	Alcoa land: is this a better opportunity: potential contamination


	
	There is significant intertidal zone
	Corner of Clifton and Portarlington: crossing points

	
	Safety/traffic connectivity of Portarlington Road
	South of Portarlington: consolidate this area, keep ‘heart’ of Leopold here, no open drains

	
	Bay access: passive/non-urban access
	

	
	No public access to beach
	

	
	End of Grand Scenic Drive: homemade boat ramp
	


	Table 5
	Opportunities/Constraints
	Development/Bay Access Options

	
	Water is too shallow
	Why need Bay access here when clean access is provided close by?

	
	Environmental issues
	Board walk is a good option

	
	Consistently covered in seaweed (the ecology of the Bay has changed)
	Passive access: closest to the Bay as possible

	
	The quality of the Bay is poor
	How could active access be achieved? Too shallow for active access?

	
	Increased bird life since seaweed/grass present
	Central area: low area, couldn’t support development

	
	Passive access over active
	North-west area: development hardest to achieve here (make Public Open Space?)

	
	Where is the space to provide access?
	Bay access will benefit greater community

	
	Could we create open space? We need a trade off
	Development will allow passive Bay access to take place

	
	There is no beach/land to access
	Portarlington Road/Clifton Avenue corner area: flooding problems, would prevent development.

	
	Bay access should stop at Alexander Avenue
	Grand Scenic Drive: the landscape character here shouldn’t be changed, no further development.

	
	Unsuitable land to develop: flooding; why pushing to develop on a flood plain?
	Development: low density, low rise: similar size to Grand Scenic Drive

	
	All private own land
	Access to Bay should occur from Clifton Avenue to Alexander Avenue

	
	Road network cannot support development
	

	
	Corner of Grand Scenic Drive/Portarlington Road: a lot of caravans entering
	

	
	It is a traffic hazard to cross Portarlington Road to get to shops
	

	
	South of Portarlington Road: makes sense to develop area as part of the town.
	


	Table 6
	Opportunities/Constraints
	Development/Bay Access Options

	
	Flora and fauna environment
	No point of Bay access without development of some form

	
	Unsuitable for boat ramps due to northerly winds and sea grass
	Retain open farm land

	
	Too shallow for access
	Views of Bay and Geelong

	
	Difficult to walk along beach as there is sea grass
	Consider extending township boundary east to line up with existing boat ramp

	
	Birds: Glasswart, Orange Bellied Parrot
	Signals at Portarlington/Melaluka Road and road through site


	
	Why exclude land to the west of Clifton Avenue?
	Commercial uses fronting Portarlington Road, landscape buffer

	
	Why exclude land to the east of Grand Scenic Drive?
	Over-trafficking of beach environment

	
	Proposed works informing future work
	

	
	Don’t develop low lying flood area. Develop on high level: 0.2ha (1.2acre) level
	

	
	Uniform town boundary?
	

	
	Land south of Portarlington: swamp
	


	Table 7
	Opportunities/Constraints
	Development/Bay Access Options

	
	Biggest constraint is getting Council to accept the inevitability that this will happen: sooner better than later
	Make the foreshore a destination: lots of bike trails, walking tracks, lead to development at the foreshore (kayaking, boardwalk, coffee shops: create a focus), canal development?

	
	Constraints: all fairly mundane, easily overcome, no significant issues
	Scattered low density housing to preserve a parkland feel

	
	
	Extend boundary east of Grand Scenic Drive: Prime Real Estate: incorporating outstanding sea views on slightly elevated land giving high opportunity for sea views

	
	
	North of Portarlington Road: low density housing

	
	
	Foreshore: pier for fishing/boating, boat ramp, like canal idea (eg QLD, overseas), parking for cars/boats, boardwalk/coffee shops/restaurants, hydrofoil to Melbourne for regular daily commuters as Leopold lacks employment, incorporate ‘fun park’ theme, off leash for dogs, open park land.

	
	
	Connection to rail trail and loop

	
	
	South of Portarlington: high density development: easy access to shopping.
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APPENDIX 3
State and Local Planning Policy Context
A detailed summary of State and Local Planning Policy content that is of relevance to this project is provided below.

11.05-5 Coastal Settlement Objective
To plan for sustainable coastal development.

Strategies
· Support a network of diverse coastal settlements which provides for a broad range of housing types, economic opportunities and services.

· Encourage urban renewal and redevelopment opportunities within existing settlements to reduce the demand for urban sprawl.

· Identify a clear settlement boundary around coastal settlements to ensure that growth in coastal areas is planned and coastal values protected. Where no settlement boundary is identified, the extent of a settlement is defined by the extent of existing urban zoned land and any land identified on a plan in the planning scheme for future urban settlement.
· Direct residential and other urban development and infrastructure within defined settlement boundaries of existing settlements that are capable of accommodating growth.
· Avoid linear urban sprawl along the coastal edge and ribbon development within rural landscapes and protect areas between settlements for non-urban use.

· Avoid development on ridgelines, primary coastal dune systems and low lying coastal areas.
· Encourage opportunities to restructure old and inappropriate subdivisions to reduce development impacts on the environment.

· Ensure a sustainable water supply, stormwater and sewerage treatment for all development.
· Minimise the quantity and enhance the quality of storm water discharge from new development into the ocean, Bays and estuaries.
11.07 Geelong (G21) Regional Growth 11.07-1 Planning for growth
Objective
· To optimise infrastructure and consolidate growth.
Strategies
· Maximise capacity and leverage off existing infrastructure and services, particularly near central retail and transport nodes.

· Support the growth of Bannockburn, Colac, Drysdale/Clifton Springs, Lara, Leopold, Ocean Grove and Torquay/Jan Juc as district towns by building on existing and planned infrastructure and focussing growth along key road and rail networks.

· Provide for long term growth options that build on existing infrastructure, including two further investigation areas north and west of Geelong.
11.07-3 Connected communities Objective
· To create unique and connected communities.

Strategies
· Support growth that enhances choice, health and wellbeing, liveability, amenity and diversity and creates a sense of place.

· Create communities with opportunity to participate in arts, culture, sport and recreation, encouraging healthy lifestyles.

· Support key district towns across the region providing services to surrounding areas.

· Maintain a significant settlement break between the region and Melbourne.

· Provide for settlement breaks between towns to maintain their unique identities.
· Require a settlement boundary for all towns.

11.07-4 Environmental assets Objective
· To protect, restore and enhance the region’s unique environment.

Strategies
· Protect, restore and enhance the quality of land and marine areas, waterways, biodiversity and soils.
· Maintain and protect the region’s natural assets, including the region’s parks and reserves.
11.07-5 Agricultural productivity Objective
· To secure food, water and energy resources.
Strategies
· Support new opportunities in farming, fisheries and energy in a changing climate.

· Support a productive, robust and self sustaining region by harnessing existing energy and natural resources while protecting and enhancing farming and natural assets.

· Protect critical agricultural land, energy and earth resources required to support a growing population by focussing development to existing township areas and directing growth to towns which provide rural services.

· Provide environmental and liveability benefits through the efficient and effective delivery of water infrastructure and services.

11.07-6 Sustainable communities Objective
· To allow communities to live, work and participate locally.

Strategies
· Support industries that utilise skills within the region.

· Support increased employment diversity.
· Support new businesses that provide employment and innovation opportunities in identified employment nodes across the region.

· Support key district towns providing key services to surrounding areas.
· Facilitate infill development in Central Geelong and West Fyans and around activity areas within urban Geelong and district towns.
11.07-7 A diversified economy Objective
· To build the region’s economy.

Strategies
· Support diversity in the region’s economy that builds on its competitive strengths, including tourism and agricultural land resources and economic, social and natural assets.

· Recognise and develop a national transport and logistics precinct to the north of Geelong, connecting Avalon Airport, Geelong Port and the Geelong Ring Road Employment Precinct.
· Facilitate growth in a range of employment sectors, including health, education and research.
· Facilitate revitalising and strengthening Central Geelong as a regional city.

· Protect and strengthen existing and planned employment areas and plan for new employment nodes.
· Plan for the expansion of industrial employment areas at Colac and Winchelsea.

11.07-8 Transport Objective
· To provide a range of accessible transport choices.

Strategies
· Improve transport links that strengthen the connections to Melbourne and adjoining regions.

· Support improved transit and access within Geelong and the wider region.

12.02 Coastal Areas
12.02-1 Protection of coastal areas Objective
To recognise and enhance the value of the coastal areas to the community and ensure sustainable use of natural coastal resources.

Strategies
· Coordinated land use and planning with the requirements of the Coastal Management Act 1995 to:
· Provide clear direction for the future sustainable use of the coast, including the marine environment, for recreation, conservation, tourism, commerce and similar uses in appropriate areas.
· Protect and maintain areas of environmental significance.

· Identify suitable areas and opportunities for improved facilities.

· Apply the hierarchy of principles for coastal planning and management as set out in the Victorian Coastal Strategy 2008, which are:
· Principle 1: Provide for the protection of significant environmental and cultural values. o
Principle 2: Undertake integrated planning and provide clear direction for the future.   o
Principle 3: Ensure the sustainable use of natural coastal resources.
· When the above principles have been considered and addressed:
· Principle 4: Ensure development on the coast is located within existing modified and resilient environments where the demand for development is evident and the impact can be managed.

12.02-2 Appropriate development of coastal areas Objective
· To ensure development conserves, protects and seeks to enhance coastal biodiversity and ecological values.

Strategies
· Ensure development is sensitively sited and designed and respects the character of coastal settlements.
· Encourage revegetation of cleared land abutting coastal reserves.

· Maintain the natural drainage patterns, water quality and biodiversity within and adjacent to coastal estuaries, wetlands and waterways.
· Avoid disturbance of coastal acid sulfate soils.

· Protect cultural heritage places, including Aboriginal places, archaeological sites and historic shipwrecks.

12.02-3 Coastal Crown land Objective
· To achieve development that provides an environmental, social and economic balance.
Strategies
· Ensure that use and development on or adjacent to coastal foreshore Crown land:
· Maintains safe, equitable public access and improves public benefit whilst protecting local environmental and social values.

· Demonstrates need and coastal dependency.
· Is located within a defined activity or recreation node.
12.02-4 Coastal tourism Objective
· To encourage suitably located and designed coastal and marine tourism opportunities.
Strategies
· Ensure that a diverse range of accommodation options and coastal experience are maintained and provided for and that sites and facilities are accessible to all.
· Ensure tourism developments demonstrate a tourist accommodation need and support a nature based approach within non-urban areas.

· Ensure developments are of an appropriate scale, use and intensity relative to its location and minimises impacts on the surrounding natural visual, environmental and coastal character.
12.02-5 Bays
Objective
· To improve the environmental health of the Bays and their catchments.

Strategies
· Reduce major environmental pressures associated with urban growth and development within catchments of Port Phillip Bay and Western Port by:

· Requiring growth area planning to protect significant natural assets.

· Improving the quality of stormwater entering waterways, particularly that emanating from construction sites and road development.
· Improve waterway management arrangements for the whole of the Port Phillip Bay and Western Port catchments.

· Protect coastal and foreshore environments and improve public access and recreation facilities around Port Phillip Bay and Western Port by:

· Requiring coastal planning and management to be consistent with the Victorian Coastal Strategy 2008.
· Managing privately owned foreshore consistently with the adjoining public land.
13.01 Climate Change Impacts
13.01-1 Coastal inundation and erosion Objective
· To plan for and manage the potential coastal impacts of climate change.
Strategies
· In planning for possible sea level rise, an increase of 0.2 metres over current 1 in 100 year flood levels by 2040 may be used for new development in close proximity to existing development (urban infill).
· Plan for possible sea level rise of 0.8 metres by 2100, and allow for the combined effects of tides, storm surges, coastal processes and local conditions such as topography and geology when assessing risks and coastal impacts associated with climate change.
· Consider the risks associated with climate change in planning and management decision making processes.

· For new greenfield development outside of town boundaries, plan for not less than 0.8 metre sea level rise by 2100.
· Ensure that land subject to coastal hazards are identified and appropriately managed to ensure that future development is not at risk.

· Ensure that development or protective works seeking to respond to coastal hazard risks avoids detrimental impacts on coastal processes.

· Avoid development in identified coastal hazard areas susceptible to inundation (both river and coastal), erosion, landslip/landslide, acid sulfate soils, bushfire and geotechnical risk.

16.01-2 Location of Residential Development Objective
· To locate new housing in or close to activity centres and employment corridors and at other strategic redevelopment sites that offer good access to services and transport.
Strategies
· Encourage higher density housing development on sites that are well located in relation to activity centres, employment corridors and public transport.
· Ensure an adequate supply of redevelopment opportunities within the established urban area to reduce the pressure for fringe development.

· Facilitate residential development that is cost-effective in infrastructure provision and use, energy efficient, incorporates water efficient design principles and encourages public transport use.
· Identify opportunities for increased residential densities to help consolidate urban areas.
17.03 Tourism
17.03-1 Facilitating tourism Objective
· To encourage tourism development to maximise the employment and long-term economic, social and cultural benefits of developing the State as a competitive domestic and international tourist destination.
Strategies
· Encourage the development of a range of well-designed and sited tourist facilities, including integrated resorts, motel accommodation and smaller scale operations such as host farm, bed and breakfast and retail opportunities.

· Seek to ensure that tourism facilities have access to suitable transport and be compatible with and build upon the assets and qualities of surrounding urban or rural activities and cultural and natural attractions.
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APPENDIX 4
Development Contribution Assessment
	Development Contribution Items Summary Table

	Global Assumptions:

	Total Estimated Developable Area 138ha

	Total Estimated Drainage Reserve Encumbered Area 6.7ha

	Active and Passive Open Space (10%) 13.1ha

	Total Estimated Net Developable Area 118.2ha

	No allowance for bay interface works associated with Coastal environment

	No allowance for ‘Out of Sequence' works (such as a retarding basin upstream of Portarlington Road). Such works to be funded by individual developers.

	Land Prices are assumed at $450,000 / hectare

	WSUD asset sizes refer to a combined wetland water surface footprint; total reserve area assumed to be 150% the wetland treatment surface area (i.e. 3ha per basin)

	Assume development density 12lots/ha = 1,418 lots; and occupancy rate 2.6/lot = 3,687 people (3,687 over the 2021 population of 12,616) approximately a 30% increase

	Existing telecommunications Towers are not considered as part of this estimate.

	Active Open Space Allowance of 6% Net Developable Area.

	No Allowance for additional Community facilities.


	ID
	Item Summary
	Qty
	Capital Cost
	Cost Assumptions
	Cost Apportionment

	Drainage (D)

	D-1
	45m Wide Waterway upstream of Bellarine rail Trail
	290Lm x 45m wide
	$887,400
	$3,060/Lm
	100%

	D-2
	3No. 900x2100 Culvert upgrade to Bellarine Rail Trail
	30Lm - 3No.
900x2100 BC
	$360,000
	$12,000/Lm
	100%

	D-3
	60m Wide Waterway from Bellarine Rail Trail to Portarlington Road
	520Lm x 60m wide
	$2,119,000
	$4,075/Lm
	100%

	D-4
	6No. 1350dia culvert upgrade at Portarlington Road.
	45Lm x 6No. 1350dia culverts
	$1,400,000
	$5,000 / Lm per pipe +

$25,000 / headwall
	100%

	D-5
	60m Wide Waterway from Portarlington Road to downstream WSUD asset
	760Lm x 60m wide
	$3,097,000
	$4,075/Lm
	100%

	D-6
	2No. 1050dia RCP in Moss Road
	220Lm x 2No. 1050dia RCP
	$445,200
	$955 / Lm (x2) - MWC SE

Melb Rate, 100%FCR + 4No. Pits ($5,000 each) + outlet ($10,000)
	100%

	D-7
	2No. 1200dia RCP in Moss Road
	635Lm x 2No. 1200dia RCP
	$1,556,460
	$1,198 / Lm (x2) - MWC SE

Melb Rate, 100%FCR + 5No. Pits ($5,000 each) + outlet ($10,000)
	100%

	D-8
	50m Wide Waterway from Portarlington Road to downstream WSUD asset
	390Lm x 50m wide
	$1,326,000
	$3,400/Lm
	100%


	D-9
	2ha WSUD asset.
	2ha wetland footprint
	$3,000,000
	$1.5million / ha of treatment area
	100%

	D-10 D-11
	2ha WSUD asset.
Outlet to the Bay (assume short connection to existing drainage channel - 1No. 2100dia RCP
	2ha wetland footprint
440Lm x 1No. 2100dia RCP
	$3,000,000
$1,536,840
	$1.5million / ha of treatment area

$3,436 / Lm - MWC SE

Melb Rate, 100%FCR + 2No. Pits ($10,000) + outlet ($15,000)
	100%

100%

	D-12
	Outlet to the Bay (assume short connection to existing drainage channel - 1No. 2100dia RCP
	250Lm x 1No. 2100dia RCP
	$884,000
	$3,436 / Lm - MWC SE

Melb Rate, 100%FCR + 2No. Pits ($10,000) + outlet ($15,000)
	100%


	Roads and Intersections (R)

	R-1
	Upgrade of Signalised intersection at Portarlington Road / Christies Road intersection.
	upgrade and conversion to 4way signalised intersection
	$1,562,600
	Adopted from Jetty Road- Wyndham Street Intersection from Jetty Road Urban Growth area DCP (2011)
	100%

	R-2
	Signalised intersection at Portarlington Road / Kensington Road.
	4way signalised intersection
	$3,955,200
	Adopted from Barwon Heads Road-Connector A Intersection from Horseshoe Bend Precinct DCP (2013)
	100%

	R-3
	Signalised intersection at Portarlington Road / Melaluka Road
	4way signalised intersection
	$3,955,200
	Adopted from Barwon Heads Road-Connector A Intersection from Horseshoe Bend Precinct DCP (2013)
	100%

	R-4
	Closure of Existing Median at Portarlington Road / Clifton Avenue
	closure of median
	$100,000
	estimate
	100%


	Active Open Space (OS)

	OS-1
	Precinct Active Open space provision (6% NDA)
	7.1ha active open space
	$7,100,000
	adopt $100/m2
	100%


	Community (C)

	C-1
	Two-court indoor recreation centre
	as identified
	$4,812,395
	Adopted from NAC - Multiple Purpose Stadium (2 courts) from Horseshoe Bend Precinct DCP (2013)
	30%

existing single court LINC facility would not meet residential demands should population growth exceed 2021 population
of 12,616 as identified in the Structure Plan. Assuming population generation of 5,326ppl - Structure Plan population exceeded by 42%

	C-2
	Community Infrastructure Levy
	# lots
	$1,276,236
	$900 / Lot
	100%


	Land (L)

	L-1
	Land Acquisition for Waterway D-1
	1.305ha
	$587,250
	$450,000/ha
	100%

	L-2
	Land Acquisition for Waterway D-3
	3.12ha
	$1,404,000
	$450,000/ha
	100%

	L-3
	Land Acquisition for Waterway D-5
	4.56ha
	$2,052,000
	$450,000/ha
	100%

	L-4
	Land Acquisition for Waterway D-8
	1.95ha
	$877,500
	$450,000/ha
	100%

	L-5
	Land Acquisition WSUD asset D-9
	3ha reserve area
	$1,350,000
	$450,000/ha
	100%

	L-5
	Land Acquisition WSUD asset D-10
	3ha reserve area
	$1,350,000
	$450,000/ha
	100%

	L-6
	Land Acquisition for Active Open Space
	7.1ha active open space
	$3,195,000
	$450,000/ha
	100%

	L-7
	Land Acquisition for Community Services Allocation.
	
	$171,000
	3,800m2 assumes as per HBP DCP Prowse cost estimate (2013) and
$450,000/ha
	100%
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	Investigation and Design Fees (ID)

	ID-1
	Professional fees (11%)
	11%
	$6,000,255
	
	100%


	TOTAL
	$59,229,911

	Total 'Developable' Area Estimate (ha)
	138

	Drainage Reserve Encumbered Area (ha)
	6.7

	Active and Passive Open Space (10%)
	13.1

	Net Development Area (NDA) (ha)
	118.2

	Lot estimate
	1418

	Contribution per lot
	$41,769

	Contribution per ha (NDA)
	$501,226
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APPENDIX 5
Technical Considerations that Underpin the Estimate of Developable Land Extent
	Ref.
	Technical Consideration
	Assumed Acceptable Conditions
	Report Assumption
	Assumed Impact on Developable Land Area
	Future Considerations / Demonstration of Compliance

	1
	On Site Flora and Fauna
	Necessary protection and/or offset management of on site vegetation
	On site management can be achieved
	None
	Flora and Fauna investigations including ecology assessments and offset management plans as required.

	2
	Seagrass
	No detrimental impact to the existing seagrass bed identified at the interface with the Bay.
	Runoff management within the development area will suitably protect existing seagrass beds.
	None
	Coastal Management Act Consent expected to be required, including detailed studies and reporting on seagrass viability as a result of development.

	3
	Cultural Heritage
	Approved Cultural Heritage Management Plan (CHMP).
	Cultural Heritage areas of significance can be managed via an approved CHMP.
	None
(note – areas of Cultural Heritage sensitivity are outside development due to sea level rise constraint)
	Cultural Heritage Management Plan expected to be required.

	4
	Soil Conditions
	All site soil contamination managed, including CASS.
	Any development within contaminated soil can be managed on site.
Any development within CASS can be managed.
	None
(note – areas identified as impacted by CASS are outside development area for reasons of sea level rise)
	A comprehensive CASS assessment expected to be required.

	5
	Sea Level Rise (SLR)
	No development below the year 2100 1% AEP storm surge level – RL 1.83 and no defensive treatment measures to be implemented to minimize landtake of SLR.
	No development below RL 1.83, and no defensive treatments such as earthworks or structures to minimize the landtake of the SLR.
	Yes
All assets required to be above,    with freeboard    to the              year 2100 1%AEP storm surge level.
	SLR set out in Bellarine Peninsula – Corio Bay Local Coastal Hazard Assessment (Cardo, Final Draft 2014).
Validation of the SLR and storm surge predictions may be required.


	6
	Flooding within Study Area
	Major on site flooding to be managed through existing and constructed waterways and drainage.
Adequate flood plain storage to be maintained.
	Constructed waterways can provide necessary flood management through developed areas.
	Yes
Land take assumed for constructed waterways.
	A catchment based flood study and flood risk report to outline the existing  conditions flooding (and flood plain storage) across the Study Area and demonstrate how any changes to the floodplain can manage flood water and maintain flood plain storage.
The study must include the existing development east of Melaluka Road.

	7
	Local Drainage within the Study Area
	Any developable land to be reasonably drained to drainage corridors through conventional gravity drainage systems without the need for significant earthworks.
	Constructed waterways (drainage corridors) will provide necessary depth for minor drainage to outfall from adjacent developable area.
	Yes
Development boundary to be at a higher level as development extends away from drainage corridors to allow for drainage to maintain cover and drain to drainage corridor.
	A comprehensive drainage report to demonstrate functional design of drainage systems within the developable land.

	8
	Water quality and retardation
	Stormwater runoff from developable area to be treated to meet “Best Practice Environmental Management Guidelines” (BPEMG) and retardation to pre- developed flow rates prior to discharge to the Bay.
	Constructed wetlands located downstream of the development area and prior to discharge to the Bay, to treat stormwater to meet the BPEMG’s.
Wetland basin’s assumed to provide necessary retardation capacity.
	Yes
Land take adopted for the wetland basins.
	A comprehensive drainage report to demonstrate the required water treatment and retardation proposed for any proposed development.


	9
	Setting the ‘Lowest Development Contour’
	To allow for the land that can be reasonably drained to drainage corridors, and downstream water quality / retardation asset, through conventional gravity drainage system without the need for significant filling.
	The lowest Development Contour (north of Portarlington Road) is estimated typically at RL4.5 and above.
The downstream wetland basin is estimated to have a Normal Water Level (NWL). From this NWL of 2.13, the lowest development contour is estimated as RL2.13 + average pipe diameter + pipe cover and minor losses.
	Yes
No development assumed downstream of RL 4.5 at the interface with the proposed drainage corridor.
As development extends away from the drainage corridor the development limit increases in elevation to allow for drainage outfall to the drainage corridors.
	A comprehensive drainage report to demonstrate functional design of drainage systems.

	10
	Flooding and drainage outside the Study Area
	No adverse flooding or drainage impact as a result of development.
Particularly important for the entire western boundary of the study area and the interface boundary with Melaluka Road where existing drainage limitations are to be rectified to Authority expectations.
Any drainage augmentation and flood mitigation measures attributable to remedial matters must be assessed and designed into the works constructed through the study area right through to the Bay, at no cost to Council.
	Assumed that development of the land identified will make necessary allowance for the mitigation of any adverse impacts.
(note – this may impact development yield and cost of development given the likely allowance for increased drainage infrastructure requirements such as underground drainage, additional road reserves, or dedicated lower order drainage reserves.
	None
Assumed necessary allowance to be made in the development areas.
	A comprehensive drainage report, including a flood study to demonstrate functional design of drainage/flood mitigation systems so that there are no offsite adverse impacts and necessary allowance for the upgrade of the drainage system east of Melaluka Road has been made in a developed drainage system.


	11
	Staging and Infrastructure Delivery
	A holistic infrastructure services plan is developed for the Study Area and necessary agreements made with all landowners.
The delivery of infrastructure is to be at no cost to Council.
	Necessary agreements can be made with all landowners and any ‘out-of-sequence’ work will be undertaken to Authority expectations.
	None
	A holistic infrastructure services plan and Development Contributions Plan (DCP) is required. This would require a complete ‘functional design’ of necessary infrastructure.
Any ‘out-of-sequence’ works would not be covered by a DCP.

	12
	Traffic and Access
	All necessary traffic management and access provision allowed for.
	Required traffic management and access provision can be made.
	None
	Detailed traffic and access studies and Authority (including VicRoads and PTV) acceptance of proposed measures.

	13
	Provision of Reticulated Services
	Infrastructure servicing for water, sewer, gas, electricity and telecommunications is suitably available to the development area.
	All services can be made available to the development area.
	None
	Authority acceptance of the provision of services to the development area.

	14
	Provision of Community Infrastructure
	Community infrastructure to be provided as necessary commensurate to the extent of proposed development.
	All necessary community infrastructure to be provided within the proposed developable area.
	None
	Comprehensive Community Infrastructure Plan.
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