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5.1 Briefing Note

Date: 17 March 2017

To: Rural Growth Committee File No. 02/14/001
From: Geoff Alexander, Strategic Planner

Topic: Update on Implementation of the Small Towns and Settlement Strategy

Background
The Moorabool Shire Small Towns and Settlements Strategy was adopted by Council at its
Ordinary Meeting of Council in September, 2016. The Strategy provides a Framework for the

future development of the Small Towns and Settlements within the Shire.

The purpose of this report is to provide an overall update on how the implementation of the
strategy is progressing.

Current Status

1. Amendment C78

This Amendment inserts the key recommendations of the Strategy into the Planning Scheme.
At the March 2017 Ordinary Meeting of Council, it was resolved to seek Authorisation from
the Minister for Planning for the Amendment and to exhibit the Amendment once
Authorisation has been received.

The Amendment is currently with the Minister for Planning awaiting Authorisation.

2. Land Owner Consultation on a Potential Future Structure Plan

Land owners in Bungaree, Wallace, Dunnstown and Myrniong have also recently been
consulted by mail as to their interest in being potentially included within a future structure
plan. The purpose of the consultation was to gain more certainty about land owner support
before advocating for sewer or significantly investing in a structure plan.

Land owners with a significant amount of land in close proximity to the centres of Bungaree,

Dunnstown and Myrniong have expressed an interest in being included within a future
structure planning process.



This includes three land owners from Bungaree, two in Myrniong and one in Dunnstown. No
responses from Wallace land owners was received, but there was a positive response from a
significant Wallace land owner during the development of the Strategy. This situation may
evolve over time.

3. Sewering of Bungaree, Wallace and Dunnstown

Bungaree, Wallace and Dunnstown are all situated within the catchment administered by
Central Highlands Water (CHW). None are sewered. All three towns are subject to the ESO1
overlay (special water supply catchments) meaning there is virtually no scope for growth, or
for Council to facilitate growth in the absence of sewer.

Sewering would alleviate the public health risk associated with growth in a special water
supply catchment and is needed for a structure plan to be commenced to further explore
growth scenarios.

The potential to sewer any of these settlements is therefore contingent on being identified
within the 5 year capital works plan. None of the settlements currently make this list.
Presently, CHW are currently preparing their next 5 year capital works plan. If Council does
not complete this advocacy, it will need to wait for a future capital works plan for any
settlement to be listed.

To this end, as per the recommendations contained in the adopted Small Towns Strategy,
financial modelling of cash flow, housing demand and pay back has been undertaken for the
sewering of Bungaree, Wallace and Dunnstown.

A draft business case has been developed focussed on Bungaree, for use in discussions with
CHW, being the closest town to the Ballarat sewage treatment plant, the least capital intensive
to deliver and with the most landowner support. This is the focus of a separate report
presented to the S86 Rural Growth Committee.

4. Sewering of Myrniong

Wastewater management within Myrniong is the responsibility of Western Water. Western
Water, like CHW is currently preparing its next 5 year capital works plan.

Council officers have been in discussions with Western Water regarding how Myrniong could
potentially be added to the Western Water capital works program in future. This would
address historic septic concerns within the settlement and enable some limited growth,
pending further water testing in the local waterways. It is also consistent with local policy
within the current planning scheme that seeks to grow the township.

From discussions to date it is believed that Western Water would likely require adding
Myrniong to the Moorabool Domestic Wastewater Management Plan (MDWMP) and
undertaking a significant audit process of septic tanks in Myrniong. At the moment, Myrniong
along with certain other settlements (including Dunnstown) are not identified within the
MDWMP — a likely anomaly that is scheduled for review and update.



Based on the results of the water quality audit process, if sewering is likely to be the most cost
effective method to address the issues, Myrniong may become a stronger candidate for
inclusion within the Western Water capital works plan. Notwithstanding, unlike Bungaree, it
is more likely that Myrniong will be best advocated for inclusion within the next 5 year capital
works plan (as opposed to the one in current preparation).

Council is also likely to need to make submissions about the future of the Parwan Wastewater
Treatment Plant, its expansion, the use of wastewater for agricultural purposes and possibly
within future urban settlements identified via the Urban Growth Framework.

5. Elaine Urban Design Framework

The Small Towns and Settlements Strategy includes proposed Urban Design Frameworks for
certain towns including Elaine.

Council officers are in the early stages of developing an Urban Design Framework for Elaine.
A budget bid for local works in the 2017/18 Financial Year related to the UDF has also been
prepared. This will result in a plan for a series of staged public realm improvements potentially
related to paths, roads, roundabouts, street trees, signage and more.

Private land use will also be analysed in order to determine if any zone, overlay or other
changes are warranted.

The Elaine UDF, which may evolve into a streetscape masterplan, is identified as a pilot project
for subsequent roll out into other identified settlements within the Small Towns Strategy.

Conclusion

The Small Towns and Settlements Strategy contains an extensive work program that will be
implemented over a number of years.

Some of the most critical work is being undertaken at the present time which will enable
Council to achieve key objectives in the small towns.



GROWTH & DEVELOPMENT REPORTS
Item 5.2 — Ballan Strategic Directions

Introduction

Author: Rod Davison, Strategic Planner
General Manager: Satwinder Sandhu, General Manager Growth & Development
Summary

The purpose of this report is to inform Councillors of progress in implementing a structure plan for
Ballan into the planning scheme.

As Councillors may be aware, Council adopted the Ballan Structure Plan in December 2015. Shortly
thereafter, as per the resolution made, Amendment C69 was prepared. The Department of
Environment, Land and Water (DELWP) issued conditional authorisation in April 2016.

Some of the authorisation conditions required substantial further work to be undertaken on the original
work (the adopted Structure Plan), particularly to address the following:

e Gaps in strategic justification;

e Various inconsistencies between analysis and recommendations; and

e The strategic basis for proposed application of the Urban Growth Zone to the western and southern
growth corridors.

This further work has resulted in a new draft document titled Ballan Strategic Directions (Attachment
1), which seeks to consolidate the existing town structure and retain the character of the township,
provides significantly improved strategic justification, clarity and direction.

As Ballan Strategic Directions (draft) proposes variations to the zone and overlay controls proposed
under Amendment C69 to better meet guidance issued by DELWP for updating planning schemes,
Council will need to apply for authorisation to prepare and exhibit a new planning scheme amendment.
Ultimately this will save time and cost in a Panel process is the best method to expedite a clear direction
for future planning in Ballan and avoids confusion between previous and current strategic work.

Prior to Council seeking authorisation for a new amendment, Ballan Strategic Directions (draft) needs
to be tested through public exhibition and submissions. This will enable Council to consider submissions
prior to adopting the new document. This process will help to inform the preparation of a new planning
scheme amendment.

Background

At a Special Meeting on 17 December 2015, Council resolved to adopt the Ballan Structure Plan and
seek Ministerial authorisation to prepare and exhibit an amendment (ultimately Amendment C69) to
the Moorabool Planning Scheme, to implement the structure plan. Amendment C69 was authorised by
the Minister on 13 April 2016, subject to a number of conditions which needed to be satisfied before
the Amendment could be publicly exhibited. Some of the authorisation conditions required substantial
further work to be undertaken, particularly to address the following:

e Gaps in strategic justification;

e Various inconsistencies in the Ballan Structure Plan; and

e The strategic basis for proposed application of the Urban Growth Zone to the western and southern
growth corridors.



The Strategic and Sustainable Development unit subsequently engaged Mesh Pty Ltd, a consultancy
with extensive experience in urban growth area planning, to address the authorisation conditions and
modify the amendment as necessary. Mesh undertook a thorough review of the Ballan Structure Plan,
to identify and address any gaps in strategic justification, ultimately producing a document titled Ballan
Strategic Directions (draft).

The review of the Ballan Structure Plan noted the ongoing relevance of the key themes contained within
the document, but highlighted deficiencies in relation to:

e Incorrect application of the statutory controls (e.g. the document proposes to apply minimum lot
sizes to land in the General Residential Zone, however, lot sizes cannot be controlled under this
zone);

e Inconsistencies between the plans within the document and no overall ‘Ballan Framework Plan’;

e Unclear study boundary;

e No reference to other Council strategies that have been prepared and provide specific guidance for
Ballan (i.e. retail, industrial, etc.);

e No objectives, strategies or actions to assist with the implementation and success of the document;

e Provides direction to 2026 in part and 2031 in others and is inconsistent with Council’s recently
prepared strategies which provide direction to 2041;

e Unclear demographic and population projections;

e Minimal neighbourhood character assessments for the whole of the town and, therefore, lack of
direction for future development;

e Minimal direction on the town’s gateways;

e Minimal strategic justification throughout the document for many of the recommendations (e.g.
the inclusion of the eastern growth precinct);

e Requiring a Precinct Structure Plan and potentially an Infrastructure Contributions Plan for the
western growth precinct is inappropriate due to the small scale of the precinct; noting that the ICP
legislation came into effect after the structure plan was adopted in 2015; and

e Unclear overall direction for Ballan and at times difficult to interpret how the document is achieving
the identified strategic directions.

Ballan Strategic Directions (draft)

In order to address these concerns, Mesh produced a document titled Ballan Strategic Directions (draft),
which seeks to consolidate the existing town structure and retain the character of the township. The
document builds on the recommendations and directions given in relevant background strategies and
reports. It is important to note that Ballan Strategic Directions (draft) maintains essentially the same
extent and general direction of future growth as the Ballan Structure Plan, however, the new document
has significantly improved clarity and direction in relation to:

e A revised Ballan Framework Plan (i.e. under Clause 21.08 of the Moorabool Planning Scheme), to
implement the vision for Ballan to 2041;

e A Residential Settlement Framework similar to the adopted Bacchus Marsh Housing Strategy;

e A detailed neighbourhood character assessment for each established residential precinct and
design objectives for future development;

e Strategic justification as to why one growth precinct is preferred over another, including justification
on the defined settlement boundary;

e Clear pre-conditions and direction for the development of each growth precinct including timing of
development;

e A suite of objectives, strategies and actions for each key theme (urban form and character,
residential development, movement network and connectivity, open space and recreation,
community facilities and services, non-residential uses and local employment, and drainage and
services);



e A clear Implementation Plan including zone and overlay controls that are consistent with the suite
of statutory provisions available; and
e The inclusion of an Action Plan.

The Table in Attachment 2 summarises how Ballan Strategic Directions (draft) responds to the Ballan
Structure Plan recommendations, and provides reasons for any variations from those
recommendations. Variations include:

e In some cases, proposed zone and overlay changes have been revised on the basis of identified
opportunities for improvement. For instance, the residential component of the old town core was
initially proposed to include a mix of both Neighbourhood Residential Zone and the General
Residential Zone. This area is now proposed to be entirely General Residential Zone. This is a less
restrictive zone and will help to consolidate growth around the core areas of the town with the best
access to services and the train station.

e The Ballan Structure Plan proposed the application of the Urban Growth Zone (UGZ) to the western
and southern growth precincts (i.e. Precincts 5 and 7). However, the application of the UGZ is not
considered appropriate, given the relatively small size of the growth precincts in the context of
urban growth planning. The UGZ would require Council to develop a Precinct Structure Plan before
any development could proceed. Ballan Strategic Directions (draft) proposes the application of the
GRZ with a Development Plan Overlay. This will be far less resource intensive for Council and will
shift the burden to the developer, to prepare a development plan and associated technical reports.
carrying out further studies that support growth.

e The Ballan Structure Plan proposed that the southern growth precinct would extend as far south as
Rowett Lane. However, Ballan Strategic Directions (draft) proposes that this precinct be reduced in
extent (per precinct 7 in BSD), so that it only extends to Gillespies Lane in accordance with the
existing Ballan Framework Plan in Clause 21.08 of the planning scheme. There is currently no
strategic justification or land supply deficiencies to extend this precinct further southwards and,
therefore, Ballan Strategic Directions (draft) nominates the area to the south of Gillespies Lane (to
Rowett Lane) as a future investigation area.

e The Ballan Structure Plan proposed a large expansion of the industrial precinct to the east and
south, to encompass the ‘possible future industrial area’ shown on the existing Ballan Framework
Plan in Clause 21.08 of the planning scheme. However, Ballan Strategic Directions (draft) proposes
no expansion of the industrial precinct. There is currently no strategic justification to expand the
industrial precinct, as there is plenty of land available and demand for industrial land is low.

It is critically important to ensure that appropriate zones and overlays are selected at the outset, with
due consideration to relevant State government planning practice notes, advisory notes, and Ministerial
directions. This was a key finding of the recent audit of Victoria’s planning system by the Victorian
Auditor General’s Office (VAGO), in which Moorabool Shire was a participant.

DELWP is in the process of implementing its Smart Planning Program, a key objective of which is to
simplify planning schemes and make them easier to use. In order to achieve this aim, DELWP is
encouraging Councils to discuss potential planning scheme amendments and the drafting of provisions
with the department as early as possible.

With this in mind, Council officers have been involved in extensive ongoing discussion with DELWP staff.
Such discussion has identified a need to change the proposed zone at the southern end of growth
precinct 5 (i.e. land bounded by Old Melbourne Rd, proposed GRZ and Werribee River) from Rural Living
Zone (RLZ) to Low Density Residential Zone (LDRZ). The purpose of LDRZ is more appropriate to the
context of this neighbourhood than RLZ. Time hasn’t permitted Ballan Strategic Directions (draft) to be
updated to reflect this zone change prior to this meeting, however, this change together with any
necessary additional fine-tuning (e.g. errors or omissions) will be undertaken prior to the document
being formally exhibited for public comment.



The Process From Here

As Ballan Strategic Directions (draft) proposes variations to the zone and overlay controls proposed
under Amendment C69, DELWP has advised that Council will need to apply for authorisation of a new
planning scheme amendment.

DELWP has also recommended that Council should formally test Ballan Strategic Directions (draft)
through public exhibition and submissions, prior to lodging a request for authorisation to prepare and
exhibit a planning scheme amendment.

It is recommended that the document should be exhibited for a period of 28 days, and that Council
officers run a public information session in Ballan during the exhibition period. A communications
strategy is currently being prepared.

Victorian Charter of Human Rights and Responsibilities Act 2006

In developing this report to Council, the officers considered whether the subject matter raised any
human rights issues. In particular, whether the scope of any human right established by the Victorian
Charter of Human Rights and Responsibilities is in any way limited, restricted or interfered with by the
recommendations contained in the report. It is considered that the subject matter does not raise any
human rights issues.

Officer's Declaration of Conflict of Interests

Under section 80C of the Local Government Act 1989 (as amended), officers providing advice to Council
must disclose any interests, including the type of interest.

General Manager — Satwinder Sandhu
In providing this advice to Council as the General Manager, | have no interests to disclose in this report.

Author — Rod Davison
In providing this advice to Council as the Author, | have no interests to disclose in this report.

Summary

Thorough review of the adopted Ballan Structure Plan has revealed an opportunity for a number of
improvements to the document. For reasons outlined above, the currently adopted Structure Plan
should be superseded by the new work.

Ballan Strategic Directions (draft), which seeks to consolidate the existing town structure and retain the
character of the township, provides significantly improved strategic justification, clarity and direction.

Ballan Strategic Directions (draft) needs to be tested through public exhibition and submissions. This
will enable Council to consider submissions prior to adopting the new document. This process will help
to inform the preparation of a new planning scheme amendment.



Recommendation:
That the Rural Advisory Committee:
1. Receives this report.

2. Resolve to refer Ballan Strategic Directions (draft) to an Ordinary Meeting of Council, for the
purpose of commencing public exhibition of the document for a period of 28 days.

Report Authorisation

Authorised by:

Name: Satwinder Sandhu

Title: General Manager Growth and Development
Date: 17 March, 2017
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1. INTRODUCTION

1.1. Overview

Ballan is a traditional rural service centre town within
Moorabool Shire that is located within the peri urban
areas of Melbourne. Ballan is strategically located
between Melbourne and Ballarat (see Figure 01)which
provides opportunities for commuting to work via the
Western Freeway or train to Ballarat and beyond or
metropolitan Melbourne.

Ballan Strategic Directions is a long-term docume
for the township that articulates a series of objecid
strategies and actions which consider the fol
use planning issues:

>  Urban form & character. natural ape,
settlement boundary, land use , character,
gateways and public realm;

Ballan provides a valued, relaxed country lifestyle and
amenity for residents with a relatively good level of
affordability. The services the town offers to a range
of community members, including aging residents,
suggest that growth pressure will continue to be felt in
Ballan.

> Residential development: infill develo
growth area development with an overarc

for walking, cycli
> Open space & recre
As part of engaging with the community in regards to
the future of Ballan a resident stated:

"Ballan could be a model for how a country town gets

the balance right between maintaining and enhancing
the town's charm and character whilst welcoming and
supporting new residents and businesses.”

The above statement recognises the importance of
ensuring future growth does not compromise Ballan's
intrinsic character. Ballan Strategic Directiop

operationalise the Ballan Structure Plan. This will
nclude updating the Ballan Framework Plan and
elevant provisions of the Moorabool Planning Scheme
and applying the suite of resic

policy direction to influence the future of Ba
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| country town which is influenced
ge between metropolitan
Melbourne, Bacchu h and Ballarat and the higher
der services, employment and other opportunities
available within these cities and regional towns. Ballan
Is also located less than 1 hour to Geelong. The location
of Ballan makes the town a predominately commuter
town for employment purposes.

For a township of its size, Ballan has good services and
facilities, however these will need to be managed in

the context of future planned growth for the town. Itis
anticipated that Ballan will continue to undertake a rural
service centre role in the heart of the peri-urban region
in the long term.

Ballan has an important role in forming part of
Moorabool's growth areas, however Ballan is able to
provide a point of difference in housing and lifestyle
choices, secondary to the main growth front in Bacchus
Marsh. It is critical this point of difference is retained in
the long term and Ballan does not undertake a suburban
role in the future. The role of Ballan Strategic Directions
Is to provide guidance on how to provide for growth
while maintaining and contributing towards a sense of
place and the character and vitality of Ballan.

In more recent years, Ballan has also undertaken a
niche tourism role. This has been achieved through a
number of reaular markets. annual festivals. shobs and

18



1.2.2. Statistical snapshot

FIGURE 01 TOWN LOCATION AND HIERACHY

& East of Ballarat

IY1VU

(Forecas
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Vegetation

> Established vegetation is a key feature of the town
in particular the contrast between formal and exg

street trees, native cypress windrows and au

vegetation in both the public and private realms®
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ughout the town which
nd opportunities for
es, land forms and

Environmental

The Werribee River traverses through Ballan with
open space along the River (including formalised
parks and a swimming pool). The River also has
tributaries throughout the town.

The location of the Werribee River divides the town
with residential development to the north and
south of the river.

The Werribee River, at times, floods its banks and is
recognised as a natural feature of the town.

The Werribee River is an important habitat for a
range of native flora and fauna species.
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A range of key services & attractions

> Dispersed community facilities within a walkable
catchment of the town centre core including a
range of health and education services.

> Atrain station located in a bluestone heritage i
building.

> A public golf course and active open space reserve.

> Anindustrial and health precinct wii
employment opportunities.

> Arange of tourist attractiog
Farmers Market, the B3
festivals such as the AUt
Ballan District Vintage Ma

uding the Ballan
arket and annual
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we love.

LT PIToT vou alid Sninian e,

>  Entry statem at are indicative of Ballan's
natural and built heritage and themes throughout
the township are to be encouraged.

The consultation identified a number of key themes in
regards to what residents considered was important to
the future of the town. The themes are as follows:

We love the history of the town,

> Character
> Gateways
> Environment, sustainability, natural and cultural
heritage >
>  Complimentary future development

> Physical and social infrastructure

24



> VVE Wdlll LO TTIdKE DELLET Use 01 Nis vdadludbDie asseL N A
(Werribee River) — walking trails, cycle paths and >  We want to make sure that the g
interpretative signage is ways that could assist in and that the demand meets s > Our proximity to Melbourne and to Ballarat,
the wider appreciation of this area. schools and sporting groun particularly by rail, is a very valuable part of our

> Thereis a need to protect and enhance the >  Community acceptance that so town, and adds significantly to the liveability of
Werribee River corridor for its biodiversity values. needs to occur. Ballan and district.

> The landscape features of our towns are important. >  Acceptance in the increase of some hi > Ballan lacks a town square.

> Ballan is an accessible place.

>  We treasure the deciduous trees, the rural vistas housing pr iLis respectful toth
and are keen to see that these features are character a should be aro > Most services and facilities can be reached easily,
preserved and enhanced. the town cent but the network of footpaths should be well

> Protect and enhance biodiversity values. maintained and be accessible to all.

~ Win wemnild lram ta havin A narcaanant lilhreans in toaam

> Preserve and interpret culturally significant sites.

>  Strengthen the role of the river as a passive
recreation spine.

> Use the river as a town entry feature reinforcing
rural feel.

25
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consistent with its
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Framework (LPPF).

Clause 21.08 of the MSS relates specifically to Ballan
and includes the Ballan Framework Plan. This Clause
identifies Werribee River as the key environmental
influence within the town while also highlighting Ballan's
strong historical character and rural setting that needs
to be recognised in planning for future growth.

Clause 21.08 also recognises the changing
demographic structure, household needs, and lifestyle
needs that will support and demand a wider range of
housing types and forms than currently exists within
the town. This Clause highlights the importance of
the town centre retaining its existing compact form
and core, and encourages new commercial uses and
development to locate within the town centre.

In regards to future growth Clause 21 .08 identifies
potential future residential growth areas to the souf
and west of the town, as per the Ballan Framework PI3

This Clause, including the Ballan Framework Plan,
will be subject to further review as pa
implementation of Ballan Strateg

"In 2024, our population of almost 40,000,

a variety of new jobs, services and ind _The
diversity of our economy, from agrj through
to professional services, will unde economic
resilience. We will embrace our inter- nce Wi

the Melbourne and Ballarat economies
our unique local lifestyle.”

The Strategy encq
clusters and preci
will maximise suppl
specialisation, and b
recognises the Ballan

indicates that there are two
three vacant sites within the

vacant shopfront
town centre.

The Strategy identifies that there is currently a demand
for additional retail floor space within Ballan and an
increase in floor space could potentially be met through
an expansion of the existing supermarket, subject to
land constraints, and additional fresh food specialty
stores.

The Strategy indicates that by 2021 the Ballan Town
Centre is considered able to support a medium sized
supermarket, a greater range of supporting fresh
food stores, a few new cafes/restaurants, additional
convenience retall stores, a discount outlet and more
retail services such as additional hairdressers.

By 2041, once the population of the Ballan (Central)
region reaches 11,500 residents (ABS Boundary for
Ballan Statistical Local Area), a total of around 13,000
— 14,000 sq.m of retail floor space is considered
supportable in the Region. Potentially around 8,000 —
9,000 sq.m of this retall floorspace could be provided
within the Ballan Town Centre.
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ithin thi

properties which are ge
Ballan Township. The Stué
e Document 1

time employees with the largest areas of employment
being manufacturing and administrative/support
services.

The Strategy states that the Ballan Industrial Estate
1s a successful industrial precinct possessing a
relatively diverse mix of business activities including
Manufacturing, Transport and Service companies. Mo
business owners expect to grow their businesses in the
future, and a quarter of those surveyed had plans for
redevelopment and expansion. 71% o
leased their land. Business ownersd
sizes as the major competitive g
land in this precinct. Proming
location of the precinct for b
distance from the main street O
the lack of a postal service. The
that there are some limitations on thiS
of buffer zones, given there are dwelling
kilometre radius and the lack of available se

2r with two properties 1
s, Railway Station compl

age of industrial
advantages in the

s activities were the
e of Ballan and
also identifies
pct in terms

identified by modestly scaled
and gabled timber weatherbo
pf rudimentary design that fe
verandahs, corrugated sheet
cladding, and timber framed \
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1S STLUNIU pru IS1layS preLinie s 3191
Steiglitz Street. Thi | precinct is a grouping of
ur Victorian and Late Victorian styled dwellings at
1 Steiglitz Street (contributory), 93 Steiglitz Street
(contributory), 95 Steiglitz Street (conservation
desirable) and 97 Steiglitz Street (contributory).

These dwellings are historically significant for

their association with residential and commercial
developments in Ballan in the 1870s and 1890s and
they comprise the only speculative development of
detached timber dwellings remaining in the town.

Thraninh the comnlatinn nf Stane 1 Af the \Weet
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1.3.5.  Future strategic directions summary

The overarching strategy and policy implications in
relation to Ballan establishes clear context for the
preparation of Ballan Strategic Directions. The policy
and strategy context consistently acknowledges

the challenges associated with Ballan adopting

an increasingly important role in accommodating
population growth into the future.

Key policy and strategy directions that are particularly
relevant to the preparation of Ballan Strategic

Directions include:

>

the role of Ballan as a peri-urban town
accommodating increased population

supporting Ballan as a town providi
consistent with its role in the perj

directing growth to preferred

fram nan_nrafarrad lanatinne-

ensuring current and future housing needs of
Ilan residents are met through a mix of housing
unities (green-field and infill);

connectivity within the town that allows
lking and cycling opportunities with an
inear network along the Werribee

providing strategic direction for the industrial
precinct to ensure it can remain a sustainable
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The 2015 population of Ballan as calculated by ABS
was 2,967 people. Population projections based on
historical analysis of Ballan expect to see the town's
population increase by over 96% to approximately 5,910
(Forecast ID) people by 2041.

From 2006 to 2011, Ballan's population increased by
416 people (17.9%). This represents an average annual
population change of 3.34% per year over this period.
The largest changes in the age structure in this area
between 2006 and 2011 were:

compared to Moorabool Shire.

A lower proportion of people in tl
groups (0 to 17 years) and a hi
of people in the older age groups
compared to Moorabool Shire.

The 2015

population of Ballan
as calculated by ABS
was 2,967 people.

Population projections
based on historical
analysis of Ballan

expect to see the town's
population increase by
over 96% to approximately
5,910 (Forecast ID)

children in 2011
Shire.

edium or high density,
ol Shire.

brivately, and 2 2%
r the age of 85, with the

1510 49 years.

acant which is consistent
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Introduction - sets the scene for why the document has
been prepared and identifies the key guiding issues to
be considered during development of the document.

About the Document - provides an overview of the
structure of the document, the project brief, what
it Is seeking to achieve, methodology and how the
document will be applied into realistic actions.

The Vision - identifies the vision for the future of Ballan
and articulates 7 guiding principles which underpin
each element of the document.

Ctratanis Nirartinne - Farh alamant dacrrihac ralavant

> Drainage and servicing

Implementation - identifie$
actions and supporting infor

e of implementation
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i:lb'pll'd.ll()l 15 LidL e pocurnel
as follows:

>

clearly articulate the role
now and into the future;

build on the recommend

direction in regards to th
Background Repgi

Ballan Framewo
Moorabool Planni

identify future gro

LRI IR TS N T I TTNN

mentation plan i
future infrastructure nee
clear implementation str.

32



Further, Ballan jc Directions has taken into
consideration a nuMber of technical reports and
strategies that have been prepared specifically for
Ballan, including:

>  Ballan Structure Plan, Access & Movement Draft
Report, June 2012

> Ballan Structure Plan Landscape Concepts, June
2012

>  Ballan Structure Plan consolidated background
report, December 2012

I - T Wil uie nulal J

review of the landscape and characterof ... e AE R Al > Ballan Structure Plan community consultation

document, 2012
>  Ballan Structure Plan, 2015

> Ballan Urban Design Framework, August 2003

Due to Council undertaking extensive community
consultation with the Ballan community in 2012,

and with the intent of Ballan Strategic Directions to

1t Strategy, 2015 build on existing strategic work, the 2012 community
1ge Study, 2014-2016 consultation has been relied upon in the preparation of
this Document.

rategy, June 2015

Finalisation of B Strategic Directions

Directions, the do@ presented to

Council for adoption.
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"get the fundamentals right”.

This means making sure that a town has clear strategic
directions to ensure it focuses on the important
elements of the urban form that will make a difference
to the way people live, how they move about and how
they enjoy the amenity and services on offer. It also
means recognising those aspects of the urban form
that cannot necessarily be controlled by this Document.

When the planning fundamentals are right then
improved development and community outcomes
will follow. Planning fundamentals, include but are not
restricted to, the following:

> Integrated and connected transport linkages;

> high quality and equitable access to green spaces;

> walking and cycle paths that connect
neighbourhoods and activity nodes;

> well configured community hubs that leverage
opportunities for shared use of facilities;

> attractive streets and public spaces
street tree planting;

ppment outcomes
nvironment; and

> encouraging sustainable d
and enhancing the na

>  appropriate staging for d& gnent and clear
guidance regarding respons

delivery.
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of infrastructure

aliy avuuiiio. L;IIQPUCI J pIUVIUCD awvicar n IIPI
strategy and includes required actions, r
and a timeframe for achievement.

LT GULILTAL U VY

the town moving f

NCo LAl SpPTLian aid s nuie wi

e ideals of 'sensitive growth’ and ‘country charm’

have been chosen because they best represent the

unique character, composition and distinct identity of |
Ballan, whilst also recognising the role Ballan will play in

accommeodating some future growth.

Understanding this sequence will as
making and ensure the successful impl
Ballan Strategic Directions. Establishing th
vision is an essential first step, which is identifi

Chapter 3. Whilst the ideals are expressed as two relatively simple

phrases their composition in a planning context is
complex and there is an obvious relationship between
the ideals as expressed in Figure 05.

These ideals form the basis for a clear and long-term
vision for Ballan.
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EALS

Connection t@place
and history Access to transport

Sustainable natural environments

s

Country lifestyle

Balance between

= ive G rOWth new and old
& Country Charm Culture and identity

Community Local and regional connections
life
Markets Local needs met

Regard for current and

Country village filled with character ~ future generations \ ‘
_ 6 Health & wellbeing ®
Amenity and _ )
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andscape Is central to the town's identity and 'sense
of place’. The vision for Ballan is for the town to
sensitively grow without compromising this intrinsic
country charm. Growth should not be at the expense
of the existing character and heritage of the town.
This will include retaining wide tree lined streets which
is a key attribute of the town today.

The rural landscape setting, key environmental
assets (such as the Werribee River and its environs),
views and vistas that are available from the town are
identified as key characteristics that also significantly
enhance the residential amenity of the town. As

such they are important attributes of the town to
acknowledge and protect as the town continues to
grow. This includes ensuring that any development is
sympathetic to the existing rural gateways.

Ballan will continue to attract new residents, prir
families who will be drawn to the lifestyle offered by
the town but also due to Ballan's strategic location
being within commuter distance of Ballarat, Melbourne
and Geelong.

mmodated through

ks within the tow 1ow
gro areas to the west and south or or style’
properties at the fringe of the town.

Commercial businesses will cont’ ‘0 develop,
with additional local shops establis! vithin the
existing town centre core which will as fith
enhancing economic viability, servicing Bc

the surrounding regi~n, attracting visitors to ¢ wn
and increasing tc ~nhance the town co!
integration of a tov/11 ~quaic =ist in providing

a 'heart’ to the towr: =1 d provide u: vith a
community gathering = ace.

Improving pedestrian a ¢ cych
T 1t the town, in |

~onnectivity
\ar to key destinations

uch as rain station, \'/~i1ibee River and the linear
open spac - 1~twork will as in linking residents to
places, sp-c3, facilities ana ortunities.

Balla ' 's a special place
where . - relationship
between the residential
settlement and the rural
landscape Is central to
the town's identity and
‘'sense of place’'.



34 Elements & Guiding Principles

Ballan will grow and change over time. Moorabool

Shire recognises that growth, if proactively managed
and coordinated, can deliver positive outcomes for
existing and future residents and create opportunities to
improve the liveability and prosperity of the town.

Ballan's vision will be implemented through a set of
Guiding Principles for each of the 7 elements which are
discussed in detail in Chapter 4.

Element - Urban Form & Character

Guiding Principle - Development will have regard

to and build upon Ballan's historic places and
streetscapes and will contribute to the character and
identity of the town. Ballan's natural systems, made
up of hills, views, vistas, exotic and native vegetation
and waterways together create opportunities that
sets the character of Ballan and its surrounds. As
the town grows, development will need to balance
its biodiversity, landscape and environmental values
and recognise opportunities to positively incorporate
these elements into the story and character of
Ballan.

opment will be connected to a range of

) spaces, services and facilities incorporating
able design initiatives which will meet the
g future needs of residents.

Ballan will be defined by an endun
boundary which responds to thg
and built form influences. Hig
experiences and design out®
both the public and private rea
of entrance into Ballan for residen
Inglis Street will be reinforced as the I
town and will enhance Ballan’
of place.

's natural

pality gateway
encompassing
provide a sense

Ballan - Strategic Directions - Dec 2016

Ballan's vision will be imple
Guiding Principles for ea

ted through a set of
elements.

Element - Movement Network and Connectivity

Guiding Principle - A mobile and connected Ballan
which provides choice of transport options underpins
the liveability and prosperity of a town and connects
people to places, spaces and employment. A well
designed and connected movement network will
ensure residents have equitable access to Ballan's
open spaces, services and facilities. High quality and
diverse streetscapes will also influence and define
Ballan's public and private realm and contribute to its
character.
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- v

Ballan's open spaces will be connected via the piunities that wil
establishment of a structural open space loop

including linear reserves along Werribee River which
will assist in linking residents to places, spaces,
facilities and opportunities.

he future. Whilst
| largely remain a

Element - Community Facilities & Services

aptable to changes in market conditions and

Guiding Principle - The diverse needs of existing )
echnology influences.

and future residents of Ballan and th

iche tourism role Ballan has on offer will be
ant component in attracting visitors to
and enhancing economic vitality. Growing
tourism in Ballan has the potential to be an integral
component of the town in the future.

g The delivery, the toV
ommunity facilities

have regard to the ultimate development of

Ballan. Well considered and innovative drainage
outcomes have the potential to deliver improved
environmental and waterway health outcomes
which in turn will assist in the creation of a healthy
and vibrant community.

The timely delivery and expansion of essential
trunk and reticulated services such as gas, sewer,
water, telecommunications and the internet

will be required to meet the needs of a growing
community.
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overarching Framework Plan.
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Urban Form & Character

4 STRATEGIC DIRECTIONS

41 Urban Form & Character

Guiding Principle - Development will have regard to and Key issues/considerations

owilld tiimmim Mallmacmtla it mvin mlammm A Advm b mmmm i e A

& Character Context

boundary.

boundary which responds to the town’s natural and of manv reaional towns with a aridded street netwark.
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Urban Form & Character

4.1.2 _ Settlement Boundary In determining an appropriate
for Ballan consideration has t

criteria:

Ballan Strategic Directions emphasises consolidation
of the urban form within a clearly defined and enduring
settlement boundary, supported by a set of clearly >
articulated objectives, strategies and actions to ensure
that new development makes a positive contribution to
Ballan.

existing strategic directic
including the Ballan Fran

> the impact on the gatew:

> theimpact on the natura
Defining a long term and enduring settlement boundary characteristics of the tov

that provides for long term infill and green-field > connectivity to the surror

development will: and facilities:

>  ensure Ballan's ultimate township limit is > walkability to key commu
understood by Council, developers and the centre core);
community; > land fragmenta

> reinforce the town's strategic role as a peri-urban
town accommodating increased population growth;

> ability to deliver

>  the amount of the
> reduce/remove potential for land fragmentation on

the edges of Ballan and implications on farming

) o to achieving the
and environmentally sensitive areas; and

> set parameters for internal structural change and
improvements within Ballan such as improving
connectivity and walkability.

he settlement
the settlement

Without the influence of a strong settlement bounda
and If left unmanaged development could sprawl whic
1s likely to place pressure on productive farming land

and other values on the fringe of the town.

exure I detailed assessment
the identified criteria for the relevant precincts
considered the broader composition of Ballan

Ballan - Strategic Directions - Jan 2017

Ingliston Hoad 1s made up of litestyle properties that sit at the base
of a prominent hill that forms a natural gateway feature as you enter
Ballan from the east.

On the northern side of Old Melbourne Road, the eastern settlement
boundary is defined by the natural topography and the Werribee
River that traverses through this portion of the town. While this area
is yet to develop, it is important that future development is at lower
residential densities due to the sites location in forming part of the
gateway to Ballan and the importance of achieving a transition in
densities between rural and residential development.

This precinct will also play an important role in providing additional
linear open space along the Werribee River and assist in the delivery
of the primary path network.

Relevant boundary: Southern

Rationale: The industrial precinct is located on the south-eastern
periphery of the residential settlernent boundary and the land around

Hom mrmnimet e b idamdifnd 2o b cedniend nn Frrniee Lo S et
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A detalled assessment for each growth precinct has

wide road reserves, which

from original

g Late Victorian,

ow styled dwellings
brick dwellings. Built
:ale constructed of
orey with generous

corrugated sheet metal or tiled roof cladding, timber
framed windows with a conventional character and
appearance and a mix of Victorian, Late Victorian,
Edwardian and interwar Bungalow dwellings. There
are also a smaller number of post-war and later 20th
century dwellings in the area.

Fisken Street also has strong formalised street tree
plantings with a two sided footpath network and
although a wide road reserve is retained the road is
sealed to the verge which is inconsistent with most of
the road network in the original grid settlement.
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network on the northern side of the river is curvilinear [typdica| in tHe form delive
with wide road reserves. Development on the southern
side of the river is a modified grid and has responded to
the original grid of the town which also includes wide
road reserves. The footpath network is non-existent

throughout the precinct.

Vegetation in the precinct ranges but is often well
established with canopy cover and contributes to a rura
and open feel throughout the precinct.

Built form is generally modest and does not dominate
the streetscape with single storey brick dweii
dominant throughout the precinct.

the street due to the ma
antial setbacks and size

in the precinct ran
ith canopy cove

vith off street
£ street due to the
2rous setbacks and

Front and side setbacks are geneg
car parking often not visible fra
maturity of the landscaping
size of the lots.

Front fenCing varies from non
timber and post and wire fenc
forming the boundary which «
distinction between the public

Front fencing ranges from none
timber and post and wire fencing or &
forming the boundary which often resu
distinction between the public and private I'e

Ballan - Strategic Directions - Jan 2017

SuUeeL uee planungs dre mconsiswen dana yew w redacn

et b A Hhoeenfarn nmmmama s maseee e s eememdloe L
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developed with large contemporary brick dwellings with HISHHIEHS U d rhoumed gt

generous front and side setbacks.

Fencing ranges from non-existent to post and wire and
timber post and rail fencing. Internal boundary fences
are post and wire which gives a rural and open feel to
the precinct.

The road network is curvilinear and has contributed to
the lots generally being an irregular shape. Footpaths
do not exist and the road network is reflective of a rural
road, although Gingella Court is a narrower road reserve
that what is typical of Ballan. Gingella Court
road in the precinct with only one conn
Road and therefore connectivity is [

erties does exist.

Ballan - Strategic Directions - Jan 2017
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Urban Form & Character

41.4  Gateways and Public Realm

Township gateways and the public realm are imperative experiences and land uses wi
in defining Ballan's sense of place and identity, while including:

representing Ballan's character and community pride. > rural residential land witt

Township gateways are entry points which signal the lots on Geelong-Ballan R

first impressions for visitors to a town. Gateways can > afarm supplies store on

be expressed as both physical points or markers (such that transitions into residential develo
as Intersections or constructed site specific entry densities increasing to more intensi
statements), or can be a combinations of land uses and you proceed towards the centr
experiences. >  asignificantly wider road reserve

The Western Freeway and its intersection with the Old country feel;

Melbourne Road (eastern side of Ballan) and Geelong- >

Ballan Road (western side of Ballan) are the key primary exotics);

gateways to the town (see Figure 08). >  formalised con

The eastern gateway to the town from the Western however are yet
Freeway progressively reveals the character of the town > amixof historic d
through land uses and experiences including:
> anundulating rural entrance;

> abridge crossing over the Werribee River;

> established vegetation (natives and exotics)
including autumnal vegetation which is a key
characteristic of the town;

> formalised consistent street tree plantings exist
however are yet to reach maturity;

> generally a transition to increasing deasiil
enter the town;

> asignificantly wider road reg
country feel; and

Ballan - Strategic Directions - Jan 2017

intensified densi ards th)e town centre core.

rotection and enhaRCement of existing vegetation
here practical.

For sites that form part of the gateway ensure
appropriate siting of dwellings with generous front
and side setbacks and wide frontages that allow for
substantial landscaping opportunities and assist in a
transition from farming to residential land.

Encourage fencing to be open style fencing (post and
rail, timber and or wire) to assist in retaining a rural
entrance to the town.

Enhance signage and wayfinding as important gateway
features to the town and indicates Ballan's tourism role

and natewaw tn the widar reninn
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Urban Form & Character

415 Key Objectives, Strategies & Actions

To define an identifiable and enduring long term settlement boundary for Ballan based o
features, gateways and land use considerations.

>  Discourage population growth outside of the defined settlement boundary.

> Avoid rural living and low density style subdivision outside of the clearly defined settle
the density is considered appropriate as part of transitioning to increased densities of

> Ensure a clear separation between urban development and farming activities is retain

To holistically plan for growth over time that will make a positive contribution to Ballan’s
character including the natural environment and its public realm.

> Require new development (green-field and infill) to accord with the identifie
relevant precinct as setoutin423and 4.24.

>  Ensure subdivision designs provide for diverse streetscapes, strong connectivi
the valued characteristics that make 'Ballan’ a special place.

> SUPPOIL e ennancerme,
In accordance with t

e exisunyg gae

S VEIOPIMEnL ana
sign Intentions identified

>  Support the use of e pd native species that wi ve to contribute to Ballan's ct

> Reinforce the predomina
streets.

acter of the town by liring new subdivisions to inc

Ballan - Strategic Directions - Jan 2017

planners and applicants. The Guidelines should
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Residential Development

4.2  Residential Development 421 _ Residential Context
Guiding Principle - Ballan will be home to nearly 6,000 As a peri-urban town, Ballan i
people by 2041. If proactively managed, residential reside given its combination ¢
development can deliver positive outcomes for existing rural lifestyle appeal, all withir
and future residents and can improve the liveability and Melbourne, Ballarat and Geelc
- - - - - .- ~ 7 7 ckroracount to accomm ected population growth in
metropolitan M urne, while also balancing the
avelop o the north roles of being a peri-urban town and a rural service

centre;

balancing infill development and new growth
opportunities than can deliver diverse housing
opportunities as Ballan grows and changes over
time, to meet the evolving needs of residents;

maximising access to public transport and key
infrastructure within the town;

_ . >  retaining a mix of residential lot sizes across the
reauire a demand for app

Key issues/considerations
town;

d for approximately >  protection of heritage and neighbourhood character

: - values including existing urban form as identified
pment in regional

in41;
> the settlement boundary as identified in 4.1; and

>  protection of key gateways, natural features,
heritage and character as identified in 4.1.
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‘future investigation areas’. Ballan also contains
numerous sites within the established areas that have
the ability to accommodate infill development. Whilst
infill development is likely to play an important role in
accommodating future population growth, it is expected
there will be an increased demand for green-field
development.

To assist in directing appropriate densities of housing
and growth to appropriate locations, three 'settlement
types' have been identified. Each 'settlement type’
plays a different role in meeting Ballan's current and
emerging housing needs. Accordingly, different forms
of growth and development will be appropriate within
each settlement type, but collectively they will each
contribute towards a sustainable community, that
provides for a range of housing choices to meet the
needs of current and future residents.

A settlement type has been identified for each precin€
as set out in Figure 09 (including definitions of each
settlement type, on page 42). In determining the
appropriate ‘settlement type' conside
had to the preferred character o
with a balance of addressing
Ballan. This has included
characteristics that have B
to the character of Ballan are
the precincts suitability for acco
residential growth.

ousing needs of
ing that any existing
entified as important
ed, regardless of
ating future
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with lower density development abuttin erribee
. Pockets
on the northern

River corridor where the topography i
of conventional residential develo
side of the river do exist and is an
of strategic direction in ensuring appr
of residential development is directed to
locations. The road network, drainage syste
crossing and lac lees support this area

of alack
ensii

ore, however mo
. Given the location of

of densities of development, these areas have

giulti dwelling developments
e precincts on the periphery of the town core and

been identified as ‘Minimal Residential Growth

a 'Natural Residential Growth
cus area for infill development in

has been ident
Area’ and will be t
Ballan in the future.

Undeveloped land within the settlement boundary that
has been identified to accommodate future residential
growth are identified as 'Green-field Residential Growth
Areas’. The precincts that are smaller growth precincts
and have been identified to accommodate lower
densities of residential development (see 4.2 4) have
been identified as Minimal Residential Growth Areas
due to the low scale of development that is proposed
within these precincts.

While 4.2 4 sets out details for the development of the
identified growth precincts, the Settlement Framework
at Figure 09 includes proposed timing projections for
the development of these precincts.

The Settlement Framework (Figure 09) seeks

to establish objectives which will ensure future
development integrates and contributes to the

overall township character while ensuring residential
development (including multi-dwelling developments)
are directed to aporopriate locations.
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Residential Development

Settlement Types

Minimal Residential Growth Areas generally are
located on the fringe of the township and do not
have direct access to services and facilities and
often with limitations to further development, e g.
topography, connectivity, existing development.
May also include residential land that has been
identified as having strong characteristics that
requires protection from further development.

Natural Residential Growth Areas are areas
identified for natural change over time.
Appropriate well designed, infill development,
including multi-unit developments that
complement the preferred character of the area,
while providing for a variety of housing options
will be encouraged in suitable locations.

58
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character is a critical consideration in ensuring new * Maintain a streetscap
development is in keeping with the place. with conventional fro

Given the important role infill housing can play in
accommodating the projected population growth, a
series of design objectives have been identified for eac
precinct to guide future residential development withi
the established areas of Ballan. The design objective
are based on:

Vulti-dwelling developments should minimise the

> the existing character identified at 4.1.3.2ad need for additional crossovers to the street, be located

>  the Settlement Framework identii
ace of some services and facilities and have

pact on the stre =*---=- - oot oo

The growth area precincts are di§€Ussed in 4.2 4.

suitable for further intensif

»  Open front gardens will ble
minimal or low scale front

Ballan - Strategic Directions - Jan 2017

YCTISTUUD JPIvdLS WPCT D Spaus di i Ydi wect b pidi i gs.

Increasing canopy tree cover within lots will assist in
improving the landscape within the precinct, while also
achieving a balance between open space and built
form.

New development located in close proximity to
dwellings that exhibit historical architectural styles
should ensure built form complements these dwellings.

Increasing the diversity in housing products within
the precinct is desirable including alternative housing
products that allow for a variety of housing choices in
areas accessible to services and facilities.

Minimal Residential Growth Areas
As per the above design objectives, however given
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be replicated in Frecinct B, however the heritage
vinliinn idantifind within thin mraninat chaold b alme ae; sasimina Abas min

cupy a low proportion of
and in expansive grounds,
and vegetation will

ant preserve the natural

ue topography of the precinct,
colours and tones that blend
pe.

be of a scale similar to existing
novative and unigue built form
1ct is encouraged.

ey wn o SCAlE fimber naet and rail

Is encouraged.
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spacious character through retaining large lots that
are occupied by single dwellings, wide frontages and
substantial setbacks around the dwellings.

Built form will continue to occupy a low proportion of
the site and dwellings will stand in expansive grounds,
where openness, landscaping and vegetation will
dominate.

Development will complement and preserve the natural
characteristics and unique topography of the precinct,
including through the use of muted colours and tones
that blend with the existing landscape.

Built form will generally be of a scale similar to existing
development, noting that conventional residential lots
within this precinct are atypical and discouraged.

Mn frant fencinn ar loaw erale timhber nnet and rail
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of detached dwellings set behind landscaped front character through la
gardens. dwellings, wide frontag

Built form to side boundaries will generally be avoided d the dwellings.

and garages/carports will not visually dominate
dwellings or streetscapes.

Built form and hard surfaces should not dominate the
site.

Increasing canopy tree cover within lots will assist i
improving the landscape within the precinct, while also
achieving a balance between open space and built

form. o front fencing or low sce

No front fencing or low scale timber post.z rural wire fencing is encoul

encouraged.

ports, garages and outt
Want the streetscape

encourage built form of a modeg -
to the side or rear «

be sympathetic to the existing
precinct, however innovati
that enhances the chara
encouraged;

acter of the
@ unigue built form
the precinct will be
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new development should: development sho

» continue to maintain the open and spacious + encourage buil
character through retaining large lots that are
occupied by single dwellings, wide frontages and
substantial setbacks;

ddest scale and
eting character of the

ative and unique built form
ter of the precinct will be

- continue to occupy a low portion of the site to
allow dwellings to stand in expansive grounds,
where openness, landscaping and vegetatio
dominates;

daries and garages,
dominate dwellings or

+ include built form that is generally of a scale
similar to existing development, however
innovative and unique built form that enbances the
precinct is encouraged.

urfaces should not dominate
the site; and

increase canopy tree cover within lots to assist in
improving the landscape within the precinct, while

+ include no front fencing o ale timber p also achieving a balance between open space and

and rail or rural wire; ap

- ensure carports, gai
dominant the stre
be located to the sid

and outbuildings do not
pe and are encouraged to
ar of the dwelling.
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No further intensification should be supported.

Retaining lifestyle properties at the periphery of the
town is considered appropriate and should be retained.
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Residential Development

424 Growth Precincts

To accommodate a growing Ballan, Ballan Strategic
Directions acknowledges the importance of providing
opportunities to accommodate projected population
growth through a range of infill and green-field
development opportunities.

New growth, if planned for holistically has the potential
to deliver positive outcomes for Ballan and the
community which would not be possible, or difficult

to realise, without clear strategic direction. Growth
can also fund or deliver Ballan a range of services and
infrastructure that would otherwise not be possible.

As previously identified it is projected that Ballan's
population will increase by approximately 2,943
residents to 2041 (117 residents per year) which will
require a demand for approximately 45 dwellings a year
(based on a household size of 2.6 persons). To 2041 it
1s projected there will be a demand for approximately
1,125 new dwellings. With development in regional
growth areas, generally averaging 10-15 dwellings
per hectare, to accommodate the projected growth
approximately 125 hectares of developable residential
land to 2041 will be required.

While the established areas have the ability to
accommodate some of the projected growth, green-

the projected demands.

Ballan Strategic Directions

into the Moorabool Planning Schemé
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Ballan Strategic Directions ic
precincts to accommodate tk
however most precincts will t
rezoning process. It is impor
given to the timing of the rezc
the precincts contain land sy
the projected growth to 2041.
located on the periphery of th
strategic direction in regards
is critical to ensure infrastruc
delivered in a timely and sust
analysis of each precinct has

> Identifies develg

e precincts should
0 sets out the proposed
of the growth
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Residential Development

Development Pre-conditions

Ballan Strategic Directions recognises and supports
delivery of this precinct in the medium-long term
subject to the following pre-conditions:

> Wider road reserves (25 to 30m) in keeping with the
character of the established area streetscapes.

> Extend Gosling St and connect back to Old
Melbourne Road.

> Ensure there Is a road edge between open space
and residential development.

>  Ensure lots front open space and Old Melbourne
Road.

> Create a view line and relationship to the creek
from Old Melbourne Road.

>  Protect existing vegetation through appropriate
siting of roads, dwellings and crossovers.

>  Staggered building envelopes required for each lot
with a frontage to Old Melbourne Road to ensure
appropriate siting of dwellings with generous front

conjunction with Precin
break in the urban formg

=nsure there is no
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A four way intersection a
Ingliston Street (without
the original grid layout.

The escarpment to form
lots in Precinct 1.

Minimum lot frontages re
Old Melbourne Road to e
a transition from farminc
frontages on Precinct 1 |
of 70 metres and Precinc
metres.

The land to be rezoned R
a minimum lot size of 40
2 and a minimumgJgt size
Precinct 1.

As part of a prop
Amendment to re
Development Plan
includes the identifi
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a minimum lot size of 4000sam and rezoned Rural
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Tributaries / Drainage Lines

Land Subject fo Inundation
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Develop with oad to ensure a high level of

ship.
connectivity is ref@ined within the precinct. This
will require consolidation of the two northern
parcels of land.

ied be the Ensure fencing backing onto the river is of a rural

style.

>  Ensure the interface with the Western Freeway is
landscaped to assist with screening the Freeway
from development.

>  Ensure the development contributes to and
enhances the open space network along the
Werribee River.

> Larger residential allotments abutting the river and
the Western Freeway retain their existing zoning of
Rural Living Zone, however with a minimum lot size
of 10,000sgm.

>  For the balance of the lots retain the existing zoning
of Rural Living Zone, with a minimum lot size of
4000sgm.

> Demonstrated ability to be serviced.

> Development to be generally in accordance with

70
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Residential Development

Development Pre-conditions

Ballan Strategic Directions recognises and supports
the delivery of this precinct as a priority due to the
ability of the precinct to be serviced and its relatively un-
fragmented land ownership which assists in achieving
an orderly roll out of development subject to the
following pre-conditions:

>  Wider road reserves (30m) in lieu of unencumbered
open space and in keeping with the character of the
established areas streetscapes.

>  Creation of a modified grid reflective of Ballan's
established urban pattern.

> Align roads to focus on linear open space and
views.

>  Align roads to facilitate drainage down the slope.

> Create view lines and relationship to the creek from
Old Melbourne Road.

> Create large lots in sensitive gateways and around
the periphery of the precinct.

>  Maximise connections to Old Melbourne Road and
the green link.

>  Provide for pedestrian connection along the

Werribee River and potentially to the eastern side o
the river.

>  Provide an opportunity for a road link across the
easement to the Geelong-Ballan Road.

>  Protection of existing vegetation through
appropriate siting of dwellings and crossgyers.

> Building envelopes required for ez
frontage to the existing exte! d network
to ensure appropriate siting wellings with
generous front and side gétbacks, while allowing
for substantial landscd apportunities.

>  Adiverse range of lot size provide for a range
of housing choice.

> Fencing to be an open style fen
the existing external road network a

> Aroad must be located along the inte
Werribee River and lots with a frontage t0
should have a minimum frontage of 30m.
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Demonstrated ability to service the precinct.

Minimum lot frontages required for lots that front
Old Melbourne Road to assist in protecting the

gateway. The frontages should be a minimum
of 40 metres and retain the Rural Living Zon|
however with a minimum lot size of 4000

the Western Freeway and Geelong-
ensure these lots provide a transi

70m and retain the Rural Living Zoni
apply a minimum lot size of 10,000sq

Living Zone to |g
abut the Weste
transitional lots
development.

It of background
e ls arequirement

odiversity, cultural heritage, drainage etc.

part of a proponent led Planning Scheme
dment process to rezone the land apply a

- pent Plan Overlay which, at a minimum,
appliesithe identified pre conditions.

Protect any identified heritage buildings and places
of cultural heritage significance.

Demonstrates the ability
opportunities identified fi
the consideration as set

P ct 6 (Strategic site)
ppment considerations/opportunities

> ial to extend the Werribee River open space
net

Context

his precinct is not identified for growth, however has
n important role as part of the development of Precinct
5 due the precinct including a ‘missing link’ in the
linear open space network along the Werribee River. It
Is important that the opportunity to deliver the linear
open space network Is preserved for the long term.
The precinct is significantly constrained as a result

of the Werribee River traversing through the precinct
and associated steep land and potential flooding. The
precinct is developed at low densities and the precinct
should continue to operate in this manner.

As this precinct has not been identified for development,
no pre conditions apply. Refer to Figure 14 which
identifies the 'missing link’ in the open space network.
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Residential Development

Precinct 7: Southern Growth Precinct Development Pre-conditions
Development considerations/opportunities Ballan Strategic Directions recognises and supports psure appropriate mitigation measures are
the delivery of the Southern Growth Precinct for led in regards to the interface with the railway
> Largely an unsealed road network. . - s S ) ) )
medium to long term development subject to the I pipeline and industrial precinct.
> Close proximity to the railway station, however ; Hione- . ; )
<l vy L= } following pre-conditions: > Demd ed ability to service the precinct.
lacking direct access to the station. and parking ) ) ) ) )
is not provided on the southern side of the railway > Wider road reserves in keeping with the ¢ > Asparto gponent led Planning Scheme
iz of the established areas streetscapes, Amendment to rezone the land to General

Residential Zone@pply a Development Plan Overlay
which at a minimum applies the identified pre
conditions.

>  Create a modified grid reflective o
established urban pattern.

> Close proximity to Ballan Recreation Reserve.

> Potential to assist with further upgrades to the

Train Station. >  Provide a neighbourhood park du

passive open space to the south of t
and distance from the Werribee River o
network.

>  Adiverse range of lot sizes that provide for a range

> Impacts on existing level crossing to access the of housing choice

core of the town including the train station. o )
> Demonstrates the ability to achieve the

opportunities identified for the precinct and address
the consideration.

>  Amenity impacts due to proximity to industrial
estate and railway line/station.

> High pressure gas pipe line that runs east-west
along Gillespie's Lane.

> Development to be generally in accordance
with Figure 15 unless as a result of background
studies for the precinct there is a requirement
for modifications due to site constraints eg

uth has been identified biodiversity, cultural heritage, drainage etc.

evelopment then

and along the southt

> Land fragmentation. Srecinct will abut fa

Context

This precinct is bounded by the railway line, Old Geelon
Road, Gillespies Lane and Windle Street. The preci
has minimal environmental constraints predominantl
due it having no significant landscape values and the
land having a long agricultural history. The precinct is
generally surrounded by farming land yw

line running along the sites northe

= core andke
ear structural loop.

otection of existing vegetation through

ements of the existing road network
including over the railway line to ensure strong
connectivity and capacity for future residents to key
destinations including th
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Residential Development

- To encourage the delivery of diverse housing opportunities which are flexible, adaptable a

> Facilitate planning and delivery of both infill residential development and green-field dev
current and future resident.

>  Promote the benefits of infill development to the community to assist in limiting commt
identifying the benefits that infill development can have on healthy living (e.g. building o
walking due to being located within proximate locations to services and facilities).

T wmlmin £ tmmvsr wmmicdmimdinl daiialammea mwmd sssdaicle (o ldmmdifialila cmwmdd divimvmm fim bl mvm cdbmee mam

= Conserve and enhance those elements that contribute to the environmental si

«  Encourage new dwellings to be setback from all boundage

«  Encourage new dwellings to not exceed the predomy
> In Natural Residential Growth Areas:

= Encourage low scale medium density housing

> In Green-field Residential Growth Ake

*  Oppose interim sup S en-field’ to mise further fre

at balances housing needs, v
e of 10-15 dwellings per net
or increased as approp /ing some reduction to densit
be demonstrated that app i ity | g forms can be delivered.

*  Encourage a diversity of lot nd housing

78
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A3.

A4

A5.

Ab6.

zoned and planned land is available. Timing of

the development of the growth precincts should
generally be consistent with the timings identified
in Figure 09 and 4.2 4, unless circumstances

arise (i.e. increased growth rates) that may require
Council to reconsider the timing for development of
each growth precinct.

Facilitate ongoing monitoring of the preferred
design objectives/pre conditions of a precinct as
this may change over time (this could be in the
form of a 5 yearly review).

Implement the zones and other relevant planning
controls in accordance with the recommendations
set out in Chapter 5, Implementation.

Provide relevant information in regards to the
design objectives/pre conditions at pre-applicat]
meetings to assist in future development bel
accordance with the strategic directions for Ba

Undertake a review of internal processes to ensure

Ballan - Strategic Directions - Jan 2017

AT.

«  educating Councli

urban design outc
*  mentoring new pl:
Review and identify inf

that have a nexus to th
prior to their developm

& Connectivity
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Movement Network & Connectivity

Guiding Principle - A mobile and connected Ballan The location of Ballan provide
which provides choice of transport options underpins to Melbourne, Ballarat and Ge
the liveability and prosperity of a town and connects an hour. The accessibility of |
people to places, spaces and employment. A well by the Ballan Railway Station
designed and connected movement network will ensure Melbourne- Ararat Railway lir
residents have equitable access to Ballan's open via public transport to Ballara
spaces, services and facilities. High quality and diverse accessibility to employment ¢
R REselve, Pdssiv SdUE diu ULIE! Key idhndinidi ks
! attract_lve p throughout the tow
so seekin
e movement network north of the Werribee River
is limited with connectivity to the town centre and
Swih. Old M key services and facilities relatively poor. Due to the

Werribee River, its flood plains and steep escarpment
traversing through the town there are only two
connections across the river and providing additional
north-south connections is challenging. The road
network north of the River was not designed to cater
for standard residential densities of development, with
components of the road network still built to a rural
standard.

xisting and proj
id previously servicl
Nestern Freeway

rain staton. NUAU (WILHT LIS paitul u

JESUNY U (R PPN [ T

South of the railway line there is a broad gridded road
network with a network of connections to the town core,
however many of these roads are gravel roads. With
long term growth identified to the south of the railway
treet, pedestrian line, improving connectivity and vehicle capacity over
“Is lacking. On-road the rail will be a key consideration as part of future

ng the length of Inglis development to the south.

e key gateway to
yectivity is strong on

Off-road trails are provided within the Werribee River
= characterised as corridor east of Blackwood Street and school crossings
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pride of place.

Connecting Ballan's established areas and new growth
areas back to Inglis Street and primary retail, services
and community facilities is fundamental to realising the
vision of a mobile and connected Ballan. The creation
of a highly permeable and integrated road network with
a defined hierarchy would make it easier to drive and
navigate throughout the town. While improving the
permeability within the road network will assist in the
mobility and connectivity of Ballan, improving walking
and cycling is also a critical component. Delivering

a connected path network which connects people

to key destinations would significantly enhance the

connectivity of Ballan as would a network of linear open

space forming a 'structural loop' through the town tha
would also connect people to the natural environmeg

Enhancing movement connectivity within the town
would also be improved by the delivery of high quality
and diverse streetscapes that have the ability to

influence and define Ballan's public a
and contribute to its character.

HIUIS IILSU. LUl Sy uus
Ballan and Hepburn (via Da
drops offs from the train st
service is focussed at provi
the Ballan Train Station witl
daily (early morning service
an evening service from Ba
services operate op

In regards to usag
statistical data indig
usage each year. In 2
2,500 patrons using t
i d increased to ap

ovements for the Balla
iollowing in the 2016-1

ade Ballan Train S
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Station.

>  Enhance connectivity from the Industrial Precinct to the town centre core.

>  Improve connectivity within and to the town through a series of wayfinding signage to key d
of cultural and heritage significance.

lons and sites

To encourage new development to complement the existing gridded network of the original town,
reserves and connectivity to the town centre core and other key destinations within the town.

>  Ensure new development in the growth precincts is consistent with the pre-cg

> Require new development to contribute to enhancing pedestrian and cycling
to ensure strong connectivity to the town centre core and key destinations is

>  Protect and retain positive character elements identified for each growth prec
reserves and provisions for enhanced street tree plantings.

> Encourage new road alignments to respond to topography, capture key views a

through deviations, deflections or localised road widening.
To prioritise the delivery of missing links in the path netwo edness of Ballan.

> Review the existing footpath and cycling network tg
missing infrastructure.

e delivery of the key
To recognise and support the contribution of di:
and activated public realm and township charact@

>  Ensure a diverse range of cross sections which reflg
> Encourage streetscape improveme
furniture and landscaping.

Tn annitahhs and fairhs chara

A3.

A4,

AS.

Ab.

AT.

A8.

A2.

nd streetscape improvements
lighting and landscaping).

(IS TIREI"S RTTR TR T

Progressively deliver a linked path network which
safely connects people to key destinations.

Progressively deliver a network of linear open
space forming a ‘structural loop’ through the
town while also connecting people to the natural
environment.

Work collaboratively with Public Transport
Victoria and other stakeholders to provide better
connectivity and frequency of bus services
between Ballan and the surrounding region.

Prepare an implementation strategy for the
delivery of the structural loop (i.e identifying the
exact location taking into account land constraints
and any land holdings that are required to
complete the delivery of the loop).

Identify a priority list for the upgrade of missing
road and pedestrian/cycle links including
proposed timing and potential funding sources.

Prepare a suite of cross sections to be applied in
Ballan that reflect and enhance the character of
the town.

Prepare street tree planting guidelines to
complement the suite of cross sections.
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establishes an o ce system that will link together
via the establishme a 'structural loop’. The

uctural loop in the form of linear open spaces and
high quality street based connections will, over time:

> extend the Werribee River as the primary linear
open space corridor through Ballan;

> Improve relationships between the Werribee River
and the residential areas to the north and south of
the river; and

> facilitate the delivery of a connected pedestrian and
cycle path network that will, in time, significantly
enhance connections to the open space network
for residents.

results in a disconnected network. NELWOIK IS LNE PIovisIon
orting oval, cricket
e park and tennis
ayground and picnic
include the

, bowling club,
icket club. A hall also

ble for public hire.

Complimenting and forming part of the structural

loop system will be the establishment of high quality
passive open spaces and nodes. Ballan Strategic
Directions encourages the location and design of new
passive open spaces and nodes that are accessible,
diverse in nature, site responsive and reflective of the
ompliments and builds characteristics of the town.

4+

D

ing open spaces in

Realising Ballan's ultimate open space system as set
in and identifies an

hw Rallan Stratenir Nirertinne i a lonn term vieinn that
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recreation assets and supports planned augmentation
of Ballan's assets and strategies to meet the future
needs of residents.

While Ballan Recreation Reserve currently caters for
the existing population, with the population projected
to double by 2041 this will place additional pressure on
existing assets.

Given the location of the growth precincts and

the reasonably centralised location of the existing
active open space assets within Ballan, to meet the
longer term recreational needs an expansion to the
existing reserve Is proposed. The expansion would
accommodate an additional oval and associated
facilities. The existing reserve is approximately 3 7ha in
area and it is anticipated a reserve with a total area o
approximately 8 ha will be required in the long ter
therefore an additional 4-5ha of land will be require
accommodate the long term active recreational needs
of the town (see Figure 17).
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open spaces and places as development occurs over time.

>  Plan for the delivery of an open space network generally in accordance with Figure

To provide a network of diverse yet connected systems of open space in the precinct:
accommodate growth which positively contribute and reinforce Ballan's character as |
preferred character for the relevant precinct.

>  Plan for the establishment of diverse open spaces and places in Ballan's g
and responding to natural features such as existing vegetation, topographit
elements that contribute to Ballan's character and natural landscape.

> Require new growth precincts to set aside passive open space generally withi

ACTIVe Upen space Heserve wnicn Iaentities Tuture
as part of future subdivision to meet passive recreation needs for future reside o - : -

meet the future needs of residents.

> Conserve and enhance existing open spag
significance.

> Improve way finding to existing open spaces to €

which are to some extent hidden = and often underutilised.

Werribee River 3 pace and recreat

To strengthen and establisf primary 0

Ballan.

> Require new develop orridor to set aside land to €

assist in delivering the 'S

gbutting the Werribee R

>  Support strategies which rele gdentified cong ed sections of the Werribee Rin
that are currently in private ow
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Community Facilities & Services

4.5 Community Facilities & Services 451  Community Facilitie
Guiding Principle - The diverse needs of existing and Ballan has traditionally been
future residents of Ballan and the surrounding Region higher order (State Infrastruc
will be met with a range of community, health and such as a catholic school, ho:
education facilities and services which are accessible by (Council provided) communit
all residents. The delivery, retention and enhancement These facilities have tended t
TE T e e s e s e s s s A oo ' /ndeasenseor y as vVt panan pru) Quuliniuuale appruatnacety
current resi y 6000 residents by is unlikely that additional higher

der facilities will be required to support the growing
population. While the inclusion of a secondary school
would be desirable to service Ballan and the surrounding
region, discussions with the Department of Education
have indicated that the projected population does not
warrant a secondary school within Ballan, and Ballan
residents would be required to rely on secondary schools
in Ballarat or Bacchus Marsh. However, depending on the
rate of growth within Ballan and its role in the wider region,
Council may reinstigate discussions with the Department
of Education in regards to the potential for a secondary
school.

purpose and aenerallv unfit for modern dav use e e

In regards to localised facilities, Ballan is currently well
serviced to support the existing community and projected
growth in the short to medium term. While the inclusion of
a contemporary multi- purpose community facility would
be a desirable addition to the town, with the potential

for any such faclility to be located on an existing Councll
owned site, It Is anticipated this would be a long term
project and require further investigations.

s as a community
pmunity groups /

ics Institute, the Country
Ballan Sub-Branch Hall
lers’ and Airmen’s Imperial
al services and facilities

hire Council Principal Although Ballan is well serviced, it currently lacks a key
se, which is of historic destination as a ‘heart’ to the town. McLean Reserve has
1 Land. the potential to be reinvigorated as a community focal

point that would contribute towards improving the general
amenity for community members and visitors. Potential
may also exist to reconfigure and renovate the cluster of
community facilities between Inglis Street and Steiglitz
Street (Mechanics Institute Hall, Ballan Neighbourhood
House and Men's Shed, the Senior Citizens Centre, CFA
and car parks) to improve their function as a commuggi}ty
hub.

ed on the corner of Inglis
reserve is currently used
‘he only open space within






Community Facilities & Services

To enforce and strengthen Ballan's role as a key service provider and destination point f
surrounding region for education and health services.

>  Support growth of existing and establishment of new higher order education and heal
Ballan.

>  Actively engage with higher order service providers to understand future requirements
opportunities that would enhance the town and the broader region.

>  Support the ongoing role of health services within Ballan that meet the changing neec
and are generally located in proximity to existing services and faclilities.

To ensure lower order community facilities are available within Ballan to support 3
surrounding region.

>  Plan for the long term community requirements of the town identified by the
Infrastructure Framework including the potential for a contemporary multipurpo
long term.

DR W L EE e peaes LAan IELI L 00 e LI I B R T f

Inetitiite Hall Rallan Neainhhnnirhnand Honiea and

>  Plan for strategic improvements to community facilities tog
and can adapt to changes in service delivery requireme

To create a destination as a ‘heart’ to the town thag
gathering space.

>  Support the upgrade of MclLean Reserve and reco
Street and Steiglitz Street as the destinail
meeting and gathering spaces
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46 Non Residential Uses & Local
Employment

Guiding Principle- Integral to the success of Ballan will
be protecting and creating employment opportunities
that will meet not onlv the needs of residents todav. but

Ballan has the potential to be an integral component of

Non Residential Uses & Local Employment

4.6.1 Local Uses and Emp

The commercial centre of E
providing convenience shoj
needs of those residing wit

airrnnindinn emaller eattler,

T A

services and the Ralla

substantial retail
Bacchus Marsh. It is
ket of approximately 950
etail and non-retall services

:s there is currently a
| floor space within Ballan

convenience re s, a discount variety outlet and
more retail serviceS®€uch as additional hairdressers.
The Strategy identifies that Ballan could potentially
accommodate 8,000 — 9,000 sq.m of retall floor space
by 2041. There is currently approximately 12,000 sq-m
of vacant land within the Ballan Town Centre, which has
the potential to accommodate around 8,000 — 9,000
sq.m of retail floor space (see proposed location in
Figure 19a).

Within the town centre core, there are a number of
industrial uses, in particular a cluster of uses that
occupy a significant portion of land located on the
northern side of Steiglitz Street, between Fisken Street
and Steiglitz Street, that may be more appropriately
located within the Industrial Precinct. The relocation of
these uses would also assist in providing land within the
town centre core for retail/commercial uses that would
complement and enhance the town centre.

The town centre core is also supported by a range of
health services via Ballan District Health & Care which is
a community owned, registered charity. The charity is

1 of only 6 in Victoria operating as a community owned
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Non Residential Uses & Local Employment

Ballan District Health & Care is a thriving, contemporary
health and aged care organisation offering an extensive
range of holistic programs, services and facilities to
look after the needs of young children and babies right
through to Palliative Care. The four major areas of
services provided are:

> hospital & 24/7 urgent care;

> community health services — Male and
female GPs and allied health services, including
a hydrotherapy pool, a spa, a fully equipped
gymnasium and a multipurpose room (community
members can use the pool and gymnasium
facilities for rehabilitation and to improve
their general fitness);

> aged care accommodation & services; and
> community childcare centre.

Health services of this scale are unique in a town the
size of Ballan, and an asset to residents of the town
and the wider Region. Ballan District Health & Care is
one of the largest employees within Moorabool Shire
employing over 180 people and also supported by over
80 registered volunteers. Retaining and enhancing the
health services available is important in the long terrg
health and wellbeing of Ballan residents and the wide
Region.

Industrial Precinct

The Ballan Industrial Precinct has a
19.5ha possessing a relatively dj
activities including manufact
companies. The Precinct e
of approximately 106 full time
largest areas of employment beirie
administrative/support services.

the equivalent
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The Industrial Strategy identil

a 17% vacancy rate (although

likely that the vacancy rates r

figure). The findings of the St

Precinct is most suited to pof

and such uses should contint

The Precinct has a number ol uisauvaiayc ) ) ) ) )
industrial uses to to the Industrial Precinct, in
particular when dem for retail/commercial uses
ithin the town centre increases and the existing land
supply within the town centre becomes limited.

> limited connectivity to the town ce
> alack of a postal services; and

>  buffer requirements from sensitive
dwellings located within a one kilome
the Precinct.

It Is also important for the long term viability of the
town centre that there is a focus on streetscape
improvements to enhance the amenity and
attractiveness of the town. In recent years Ballan has

ransport and service

taking on a role as a destination for day trippers to the
region or as a stop off for users of the Western Freeway
to attend the number of cafes, farmers markets and
shops the town has on offer. It is anticipated these type
of uses will continue to grow and attract visitors to the
town. Enhancing the attractiveness and vibrancy of the
town centre is an important component to the start-

up and retention of existing businesses and attracting
visitors which is critical for the long term economic
viability of the town.

As Ballan's population
local services to be pro
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Non Residential Uses & Local Employment

46.3 Key Objectives & Strategies

To retain the town centre core as the main commercial and retail precinct with supportir

> Encourage commercial development to be consolidated within the existing town cent
facilities.

>  Discourage rezoning of land for the purpose of commercial and / or service businesse....

>  Promote the redevelopment of underutilised sites and where possible, the retrofitting of existing s to provide for commercial or offi

>  Actively engage with higher order providers to understand future requirements and potential g nities that woul nce the town and the broader region.

To encourage revitalisation of the town centre core as the commercial/retail precinct of the town improvements to improve the attractiveness and
amenity of the town and enhance the experience of visitors to the town.

>  Support streetscape improvements to assist in improving the attractiveness

>  Ensure any new development complements the character of the town centre G
no setbacks from the street, materiasl, roof forms etc.

>  Actively engage with existing businesses to ensure [ and attract visitors to the town are retained.
> Encourage new business investment within the g [ i n and the broader region with uses that would benefit the town including bed and

>  Support the expansion of th 1 and supply within the existing estate is nearly exhausted and demand exists for a further expansion. The
trlggerto COnSldereXpa N = hed SO%CapaC:L”___L RS [ NI N U o (O [ NP I U [l L U U |

>  Provide opportunitieg ployment growth throl§

>  Ensure residential dé nent does not encroach d industrial precinct and appr

best located within the Indus
ents the town centre.

> Encourage any existing 1thin Ballan that woulg
activated through a comma

>  As part of enhancing the overa ement netwg identified in 4.3.4) improve co
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A3.

A4

A5.

Ab6.

AT.

. Identify uses within the town centre core that may

be more appropriately located within the Industrial
Precinct and prepare a long term strategy to assist
with the relocation of any businesses.

Regularly engage with established businesses to
ensure these uses remain in the town in the long
term.

Identify opportunities to attract new businesses to
the town that will assist in enhancing the economic
vitality of the town and attract visitors.

Regularly engage with service providers in the town
in particular Ballan District Health & Care to ensure
these services remain in the town in the long term.

Rezone the existing Industrial Precicnt to Industrial
1 Zone.

Monitor retall floor space within Ballan and en
with relevant providers to ensure retail needs
Ballan and the Region are met in the long term.
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produced poor urban design and amenity

and coordinated approad
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upgrades and extensions ot key Infrastructure including '_ - _
water, sewer, gas, electricity and telecommunications > Localised Drainage: Moorabool S
(including NBN) to support development. >  Sewer, Recycled & Potable wa

: ) Water
The growth areas of Ballan will naturally require more

substantial construction of branch and reticulated
networks as this land is progressively upgraded from a >  Gas: SP Ausnet
rural to urban standard. It is therefore important that > Telecommunic
Ballan Strategic Directions provides some guidance on
how these services are to be delivered at a high level.

>  Electricity: Powercor

s: Telstra

There is also higher order infrastructure that will require
specific responses at more detailed planning stages

or as part of development proposals. This includes

a SP Ausnet (Gas) Pty Ltd gas transmission pipeline
located to the south of the town on Gillespies Lane on
the periphery of the identified southern growth precinct
which is likely to require sensitive land use buffers.

The implementation of Melbourne Water's DSS's |
Ballan will negate the need for the construction of s
localised stormwater management systems that would
ultimately become the responsibility of ihic own

and maintain.

Ballan - Strategic Directions - Jan 2017
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Drainage & Servicing

47.3  Key Objectives & Strategies

To ensure orderly provision of services to meet the needs of Ballan and to meet the requ
community.

>  Ensure that utility and services that require upgrading are constructed and delivered t

growth of Ballan.

>  Support development within the defined settlement boundary that can efficiently acce
in a logical sequence of development) having regard to proximity to existing services
development pre-conditions as set out in 4.2 4.

To encourage innovative, sustainable and energy efficient approaches to the provision o

>  Support innovative and sustainable servicing solutions that will have a net

To ensure future development has regard to the requirements of established high
as the high pressure gas main.

ain and its

Ballan - Strategic Directions - Jan 2017

98












T _ - three identiTied settlement tyf
Directions into the Moorabool Planning Scheme ) .
introducing schedules, as apr

including updating th_e Municipal Strategic _ neighbourhood character anc
Statement and applying the suite of residential

Zzones to the town. In determining what the mosi
to each settlement type, cons
suite of Residential Zones. Cc
to the Residential Zongg Stan
(Amendment C78)
the Minister to appl

Action Plan- that identifies responsibility and
timeframes for the delivery of the actions set out
throughout the Document.

5.2 Planning Scheme Implementation

This section outlines the recommended approach to the
implementation of Ballan Strategic Directions into the
Moorabool Planning Scheme, while also providing an
explanation in regards to why one implementation tool
1s preferred over another. This section also explains the
rational for the statutory controls that are proposed to
be applied across Ballan.

does not sup,
Municipal Strategic Statement (MSS) ey
To ensure there is strong policy guidance for future
development within Ballan it is recommended.tha
the key deliverables from Ballan Strate
be included in the MSS. This inclug
Vision, Objectives and Strateqgig
policy direction provided in
long term vision for Ballan.
for the MSS to recognise the "Set
for Ballan to ensure future housing
preferred locations.

eme in regards to the
ular, it is important
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to apply to some areas identified for Minimal Residential

e
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Zone

ements to encourage landscaping and reflect neighbourhood

haracter values that will allow for landscaping and sense of

reflect neighbourhood character values and the location of the precincts.
er permeability requirements to encourage landscaping.

precincts F and the land identified in Precinct C to be LDRZ. This zone is proposed to
Precinct G. The controls propose a minimum lot size to reflect neighbourhood character,
acincts locality.

Note: Annexure A includes &
characteristics such as front sé
precincts are exceptionally diverse
substantially, the controls have sort &

Note: Annexure B includes case studies 1
in regards to location, proposed intensificati

ment against each precinc
vegetation, site coverage
i characteristics (mainl
age the existing cond

¢ tested the g
peighh
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gards to their appropriateness fo
ot sizes which has assisted in de
to their being limited existing st:
s as practical as possible.

ed controls against recent plannin
Od character. The case studies have d
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existing and new canopy trees.

g’and land subject

Further, Council are revie
i ' part of a separate

tQ gn, which may

TABLE 04 STATUTORY IMPLEMENTATION @

Growth Precincts (Figure 21 maps the proposed zoning rols)
v

Zones Controls Precincts

General Residential Zone and Part of 5

Low Density Residential Zone
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Resources:
OT- Officer time/new/reformed process
$ - Limited
$$ - Moderate
$8S - Significant
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A2

A3

A4

A5

Heview and update the Municipal Strategic Statement to Include a revised Ballan Framework Pla

Al

A2

A3

A4

long term settlement boundary, policy and objectives for achieving preferred design outcomes Short SS

importance of the country landscape and ensuring the valued characteristics of Ballan are p

Prepare Urban Design Guidelines for residential development within Ballan and use them

applicants. The Guidelines should consider the public realm, built form, subdivision design, Council responsibility  Short SS

landscape, front fencing and sustainability.

Prepare Street Tree Planting Guidelines that provide a vision for street tree planting and street de - -

particularly in relation to subdivision developments and gateways. Council responsibility - Short ot

Review the existing gateways and prepare an implementation strategy to Council responsibility  Short oT
Residential Development

Support planning of the Western Growth Precinct (Precinct 5) as a priority, if Council responsibility  Short oT

planning and development preconditions set out in 4.2 4.

Monitor development approvals to ensure sufficient zoned and

of the growth precincts should generally be consistent Council responsibility  Ondoin oT

circumstances arise (i.e. increased growth rates) tha b Y going

each growth precinct.

Facilitate ongoing monitoring of the preferreg - P -

time (this could be in the form of a 5 year Council responsibility  Ongoing ot

Implement the zones and other relevant plann - -

Implementation. Council responsibility ~ Short SS

Provide relevant informatiQg Council responsibility  Ongoing oT

A5

A6

A7

Undertake a revie ernal processes to en
with Councils deg aking framework_ This

clude: improving quality ass
d mentoring new planners.

Review and identify in [ ave a nexus to the relevant g
development (or rezoning tributions are collected and ¢
i i pment Contributions Plan).
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landscaping).

A2 Progressively deliver a path network which safely connects people to key destinations. Council Responsidility Long $8S

A3 Progressively deliver a network of linear open space forming a ‘structural loop’ through the Council Responsibility Long 333
people to the natural environment.

Ad Work collaboratively with Public Transport Victoria and other stakeholders to provide better conn Council advocac Medium oT
of bus services between Ballan and the surrounding region. y
Prepare an implementation strategy for the delivery of the structural loop (i.e ide - -

AS account land constraints and any land holdings that are required to compleg Council responsibility - Short or
Identify a priority list for the upgrade of missing road and pedestrian/cycle i - -

A6 funding sources. Council responsibility  Short oT

AT Prepare a suite of cross sections to be applied in Ballan that reflect and enhan Council responsibility  Short oT

A8 Prepare street tree planting guidelines to complement the suite of cross sections\ Council responsibility  Short oT

A9 Progressively enhance pedestrian connectivity betweeg Council responsibility Medium SS
Prepare a signage strategy to improve wayfinding

A10 promotes key heritage and cultural sites. The si Council responsibility  Short oT
within the town and at key gateways to the {g

Open Space & Recreation
Prepare a landscape masterplan for the Werribee ace network to ensWre the delivery of an open space - - Short-

Al network that is functional, complementary to Bal-la er and the natural environment. Council responsibility Medium $S
As part of Action 5, in 4.3.4 (Mg ity) prepare an Implementation Strategy to ensure the - - Short-

= structural loop is delivered i pen space network. Council responsibility Medium ot

A3 Undertake further analyg new active og == =~~~ o Homal fo e oo
required.

Ad Prepare a masterp e expansion of the Acti en Space Reserve which ider

requirements.

A5  Audit existing open space

e existing needs of residentz

A6 Undertake a review of existing nding to the

space network and improve w.
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g e

Develop a strategic improvement program for community facilities in line with the Moorabool

nity Infrastructure

A2 Framework, including consideration of a new contemporary multipurpose community facilit ny site allocatig s E/Ir:ec;irittim oT
would require.
Prepare a masterplan for the redevelopment of MclLean Reserve, that provides a focal mee - P, -

A3 within the town centre. Council responsibility  Ongoing oT

Ad Review opportunities to improve the Mechanics Institute Hall, Ballan Neighbourhood House and the Senior Council responsibility  Medium oT
Citizens Centre, CFA and car parks between Inglis Street and Steiglitz Street to function as a comm b y

Non Residential Uses & Employment
Prepare an Urban Design Framework for the town centre core that provide - -

= improvements, desired built form outcomes, and the location for the identif Council responsibility - Short S8

A2 Identify uses within the town centre core that may be more appropriately loca pct and Council responsibility ~ Short oT
prepare a long term strategy to assist with the relocation of any businesses.

A3 Regularly engage with established businesses to ensure these uses remain in t Council responsibility  Ongoing oT
Identify opportunities to attract new businesses to the - - -

A4 town and attract visitors. Council responsibility  Ongoing oT

A5 Regularly engage with service providers in the are to ensure these services Council collaboration  Ongoing oT
remain in the town in the long term.

AbB Rezone the existing Industrial Precicnt to Council responsibility  Short SS

A7 Monitor retail floor space within Ballan and e retail needs for Ballan and the Council responsibility  Ongoing oT
Region are met in the long term.

Drainage & Servicing

Al Work collaboratively with Council collaboration  Ongoing oT

A2 Work collaboratively wji elopment requirements within the hiah pressure aas Ao we e Short- ~—
pipeline buffer.

A3 Undertake an aug ouncils stormwater assetg{pits and pipes) and catchments

of existing storm ets across the town-s
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Existing strategic directions, policies and strategies
including the Ballan Framework Plan

No strategic direction for Precinct 1, Ballan Struct

The impact on the gateways to the town

A key gateway site and would only be appro
intensified development.

The impact on the natural landscape and key
characteristics of the town

Has the ability to impact on the natural landscape f the town if not appropriately developed.

Connectivity to the surrounding township, services
and facilities

Whilst on the fringe of town Ig density development more appropriate and assist in acting as a transition to more

intensified development.

Walkability to key community nodes (station/town
centre core)

are within a reasonable distance of the precinct.

While not within a defined wa ey community

Land fragmentation

Reasonably un-fragmented.

Ability to deliver infrastructure gaps

g the Werribeg River.

Ability to enhance the open space

The amount of the land required to accommodate
the projected growth to 2041

is precinct wo at lower densities and would play a minor role in accommeodating the projected

The ability to positively contribute to achieving the
vision for Ballan.

iphery of the town is important to retaining the country charm while allowing for well

Summary

he open space network along the Werribee River and to deliver the 'structural loop'.
as a transition between farming and residential development would be appropriate.
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Existing strategic directions, policies and strategies
including the Ballan Framework Plan

No strategic direction

The impact on the gateways to the town

No impact on the gateways, the precinct si

The impact on the natural landscape and key
characteristics of the town

its location abutting farming land lower densities of
ing as a transition to more intensified residential development.
erribee River would be a key requirement of any further

Will have minimal impact on the natural lands
development would be appropriate to assist with
Ensuring development is respective of the escarpm
development.

Connectivity to the surrounding township, services
and facilities

Due to the precincts locatig
as a transition to more inte

Walkability to key community nodes (station/town
centre core)

The precinct is not within a

Land fragmentation

Reasonably un-fragmented

Ability to deliver infrastructure gaps

The amount of the land required to accommodate
the projected growth to 2041

The ability to positively contribute to achieving the
vision for Ballan.

Summary
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including the Ballan Framework Plan

The impact on the gateways to the town

The impact on the natural landscape and key
characteristics of the town

Will have minimal impact on the natural lands
River would be a requirement of any further dev

Connectivity to the surrounding township, services
and facilities

Walkability to key community nodes (station/town
centre core)

Land fragmentation

Ability to deliver infrastructure gaps

The amount of the land required to accommodate
the projected growth to 2041

ver with a potential link.

At lower densities and would play a minor role in accommodating the projected

The ability to positively contribute to achieving the
vision for Ballan.

iphery of the town is important to retaining the country charm while allowing for

Summary

eperiphery of the town. Development should be at lower densities due to its location and
ities.
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strategies including the Ballan Framework Plan

The impact on the gateways to the town Has the ability to impact on the primary wester,

The impact on the natural landscape and key Ensuring development enhances the Werri iodiversity values will be a critical consideration for
characteristics of the town future development of this site.

Connectivity to the surrounding township, services | This precinct is located on the periphery of the to not well connected to services and facilities the precinct has
and facilities the ability to connect and enhance the open space ng the Werribee River.

facilities are within a reasonable distance from the precinct.

Walkability to key community nodes (station/town | While not within a defined wa
centre core)

Land fragmentation Reasonably un-fragmented nership and some smaller lots around the periphery.

Ability to deliver infrastructure gaps Ability to deliver part of the op

The amount of the land required to accommodate ; ake a critical role in accommodating population growth in the short to medium
the projected growth to 2041

The ability to positively contribute to achieving the
vision for Ballan.

Summary 1
paged to prg ensitive to the country charm will be critical to the future development of the Precinct.

Precinct 6 has not been assessed as this preci
an established precinct and the focus
Is assisting in the delivery of the
along Werribee River.

pace netwo
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including the Ballan Framework Plan

The impact on the gateways to the town

This precinct is not located on the tow

The impact on the natural landscape and key
characteristics of the town

Will have minimal impact on the natur:

Connectivity to the surrounding township, services
and facilities

This precinct is well located

Walkability to key community nodes (station/town
centre core)

While not with a defined walkab
community facilities.

Land fragmentation

any are within the same ownership.

Ability to deliver infrastructure gaps

ould be a positive addition to assist with providing passive open space to the residents
he Werribee River where the open space network is generally located.

The amount of the land required to accommodate
the projected growth to 2041

ertake a critical role in accommodating population growth in the medium to long

The ability to positively contribute to achieving the
vision for Ballan.

1S in keeping with the vision for Ballan. Ensuring the growth is 'sensitive’ will be critical

Summary

Ballan - Strategic Directions - Jan 2017

s previous strategic support to accommodate projected population growth. Ensuring growth is appropriately
psitive to the country charm will be critical for the future development of the Precinct.
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including the Ballan Framework Plan Structure Plan for future residential growth.

The impact on the gateways to the town This precinct Is located in a position to Im

The impact on the natural landscape and key This precincts has tributaries that traverse the pr
characteristics of the town developing the precinct has the ability to impact on

Connectivity to the surrounding township, services | This precinct has limited c@ hie township, servi facilities.

and facilities

Walkability to key community nodes (station/town | While not with a defined walk a walkable distance of the train station and active open

centre core) space.

Land fragmentation

Ability to deliver infrastructure gaps

The amount of the land required to accommodate | . y @ minimal role in accommodating future population.
the projected growth to 2041

The ability to positively contribute to achieving the
vision for Ballan.

Summary oes not provide a lot of additional value for development purposes and due to its small size and site constraints

115
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including the Ballan Framework Plan

cinct as future

The impact on the gateways to the town

This precinct is not located on the tow

The impact on the natural landscape and key
characteristics of the town

Will have minimal impact on the natur:

Connectivity to the surrounding township, services
and facilities

This precinct is within a proxi

Walkability to key community nodes (station/town
centre core)

While not with a defined walkab
community facilities.

Land fragmentation

Ability to deliver infrastructure gaps

The amount of the land required to accommodate
the projected growth to 2041

The ability to positively contribute to achieving the
vision for Ballan.

Summary

s some previous strategic support to accommeodate projected population growth. Ensuring growth is
aged to be sensitive to the country charm will be critical for the future development of the Precinct. The
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including the Ballan Framework Plan

The impact on the gateways to the town

This precinct is not located on the tc
heading north bound on the Geelonc

The impact on the natural landscape and key
characteristics of the town

Will have minimal impact on the nati

Connectivity to the surrounding township, services
and facilities

This precinct is within a pr

Walkability to key community nodes (station/town
centre core)

While not with a defined wal
community facilities.

Land fragmentation

Ability to deliver infrastructure gaps

The amount of the land required to accommodate
the projected growth to 2041

The ability to positively contribute to achieving the
vision for Ballan.

Summary
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including the Ballan Framework Plan

The impact on the gateways to the town

The impact on the natural landscape and key
characteristics of the town

Connectivity to the surrounding township, services
and facilities

Walkability to key community nodes (station/town
centre core)

Land fragmentation

Ability to deliver infrastructure gaps

The amount of the land required to accommodate
the projected growth to 2041

The ability to positively contribute to achieving the
vision for Ballan.

Summary

Ballan - Strategic Directions - Jan 2017
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including the Ballan Framework Plan

The impact on the gateways to the town

The impact on the natural landscape and key
characteristics of the town

Connectivity to the surrounding township, services | This precinct is on the per{
and facilities facilities is limited.

ay line, therefore connectivity to the town, services and

Walkability to key community nodes (station/town | The precinct is not with wal
centre core)

Land fragmentation Reasonablyman=fragmented.

Ability to deliver infrastructure gaps nNi J i [ be delivered as part of this precinct.

The amount of the land required to accommodate ired | ommodate the projected growth to 2041.
the projected growth to 2041

The ability to positively contribute to achieving the i aieving the vision for Ballan by either acting as a buffer to the industrial estate or in the long
vision for Ballan.

Summary Isp has an important role in acting as a buffer between residential and industrial development. Its role as farming
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including the Ballan Framework Plan

The impact on the gateways to the town

This precinct forms part of the key ea:
and enhances the natural and rural lai

The impact on the natural landscape and key
characteristics of the town

Development would have a significant

Connectivity to the surrounding township, services
and facilities

This precinct is on the perip

Walkability to key community nodes (station/town
centre core)

The precinct is not within a wa

Land fragmentation

Ability to deliver infrastructure gaps

The amount of the land required to accommodate
the projected growth to 2041

The ability to positively contribute to achieving the
vision for Ballan.

Summary
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including the Ballan Framework Plan

The impact on the gateways to the town This precinct is located at the easte
an important role as part of the east
its natural and rural landscape.

The impact on the natural landscape and key Development would have a significe
characteristics of the town Freeway and the eastern gateway.

Connectivity to the surrounding township, services | This precinct is on the perl
and facilities

Walkability to key community nodes (station/town | The precinct is not within a
centre core)

Land fragmentation 5, however in whnership.

Ability to deliver infrastructure gaps i - been identifi e delivered as part of this precinct.

The amount of the land required to accommodate mmodate the projected growth to 2041.

the projected growth to 2041

g the vision for Ballan by retaining the precinct as farming land to assist with protecting
a particular emphasis on retaining the precinct as a feature of the eastern gateway.

The ability to positively contribute to achieving the
vision for Ballan.

Summary as an important role in forming part of the eastern gateway and retaining the natural and rural characteristics of

sinct Is not considered suitable for development and the precinct should be retained as farming land.
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|sample uo | Tugime= | grm= | 1Y% |\‘}ITI

AVERAGE 979m? 310m2 32% m
MEDIAN 1025m? 289m?2 32% 8m

Precinct A — Eastern end of the Precinct that has been identified
for Minimal Residential Growth

Lot size built size site coverage | front setback
sample 01 664m?2 219m2 33% 3m
sample 02 2009m?2 339m?2 17% 9m
i L (VY 1OEN A7 CNACmA? kelali'y [aLEN
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| sample 05 | 819m2 | 3b0m?2 | 44% | bm

AVERAGE 5565m?2 221m? 2% 15m
MEDIAN 679m? m2 0% 38m

Note: This area has partially been developed. The
newly subdivided parcels have not all had dwellings
constructed on them at this stage and therefore
statistics are not available for all sample lots.
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inct B and identified as a Natural Residential
Is are proposed to be retained. Further

accordance with recently approved single

rtarag duarallinac wnth ArAarmraan Aranarho
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d walkability to services and facilities.
lopment should be directed to the identified

HOdW. UNyginal proposai 101 4 10Ls aid not ; i Y WIT proposed to be 2000sgm each, further subdivision
hawva nfficer eiinnart diie tninconcietancy € ot be achievable under the proposed controls.

s site is located within Precinct G and identified as a Minimal

dential Growth Area. The subdivision application would be prohibited
der the proposed controls. Protection of the gateway into Ballan with
larger lots is a critical component of the character of Ballan. Although
some smaller lots do exist In this location, continuing this trend is not
considered a desirable outcome for the town. This lot is not within a
walkable catchment of services and facilities and therefore the proposed
controls would assist in directing residential development to preferred
locations. The 5 units and subdivision would not be supported under the

nnnnnnn B e L T S I T T e =3 [ S
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Attachment 2: Ballan Strategic Directions - Response to Recommendations in Ballan Structure Plan

Ballan Strategic

) A Reason for variation from Ballan Structure Plan recommendations
Directions Reference

Ballan Structure Plan Recommendation Precinct Description Derived From Ballan Structure Plan Ballan Strategic Directions Response




Ballan Strategic

) A Reason for variation from Ballan Structure Plan recommendations
Directions Reference

Ballan Structure Plan Recommendation Precinct Description Derived From Ballan Structure Plan Ballan Strategic Directions Response




Ballan Strategic
Directions Reference

Ballan Structure Plan Recommendation Precinct Description Derived From Ballan Structure Plan Current Zone Ballan Strategic Directions Response Reason for variation from Ballan Structure Plan recommendations
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Item 5.3 — Reticulated Sewer for Bungaree — Advocacy to Central Highlands Water

File No.: 13/01/013
Author: Geoff Alexander
General Manager: Satwinder Sandhu

Introduction

The purpose of this report is to present a business case for reticulated sewerage in small towns in the
west of the Shire. The business case presented will form part of Council’s advocacy to Central Highlands
Water (CHW) for inclusion in their 5 year capital works program.

Bungaree under ‘Option B’ has been identified as the preferred option for reticulated sewer in the short
term, given identified growth scenarios, strategic context, land owner interest and financial modelling.

Background

The Central Highlands Regional Growth Plan is a State level document which identifies broad
imperatives to appropriately grow small towns within Moorabool. Part of the aim of this document is
to ensure small towns accommodate their share of growth in an efficient and appropriate manner.

At a local level, the Moorabool Shire Small Towns and Settlements Strategy provides a framework for
the future development of small towns and settlements within the Shire to complement the Central
Highlands Regional Growth Plan. Key components of the Strategy include:

e |dentifying towns which have significant existing local infrastructure;
e |dentifying towns which have community support for growth; and
e |dentifying towns which have a strategic basis for expansion.

Certain towns will require reticulated sewer schemes to support further expansion. Bungaree, Wallace
and Dunnstown (herein referred to as ‘the identified western small towns’) have been identified as
settlements that warrant further investigation into sewer schemes given their strategic context.

CHW as the regional water service provider are currently preparing their five year capital works
program. The program sets out priorities for service provision, including reticulated sewerage, across
the region. To ensure that the identified western small towns are included in the program, it is critical
that Council advocates for the required sewer infrastructure, and supports that advocacy with suitable
justification and evidence.

Key Issues
Impact of growth rates on infrastructure provision

Population thresholds are key to leveraging potential capital works. Bungaree, Wallace and Dunnstown
all currently have insufficient population to leverage capital works. Significant growth is needed for a
commercially viable financial model in any of these towns.

There are two sources for growth estimates that Council has used in discussions with CHW. The first is
the projections provided by Urban Enterprise in 2014, which estimate a growth rate of 12-25 dwellings
across the identified western small towns per annum. By comparison, Ballan has a current growth rate
of approximately 25 dwellings per annum. The second source is the projected growth rate of Brown Hill
in the outer east of Ballarat, which is relevant given its location close to services and amenities
commensurate with the identified western small towns. Brown Hill has a projected 74 dwellings per
annum between 2010 and 2020.
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Given the above data, an estimated potential growth rate of 37 dwellings per annum (50% of the Brown
Hill growth rate) across all of the identified western small towns (total) has been used for discussions
with CHW and for Council’s internal modelling.

Financial Expectations of Central Highlands Water

CHW has indicated that there is significant competition between regions for inclusion within their five
year capital works program. Given these circumstances, it is advisable to include a ‘pay back’ period for
any proposed sewering project of 10-15 years.

Interest rates for borrowings required to fund any sewer project have also been adjusted in Council’s
internal modelling to reflect feedback from CHW staff.

The Size of a Sustainable Town

There is no precise population size for a sustainable town. What is relevant however under the Central
Highlands Regional Growth Plan is that any growth investigation towns developed would be at the scale
of a ‘small town’; that is, smaller than Ballan.

Growth to a population of approximately 2000 residents for any of the identified western small towns
would better utilise community facilities, and at two thirds the size of Ballan, would remain a ‘small
town’.

Increasing the population size of Bungaree, Wallace and Dunnstown would ultimately mean a larger
customer base for CHW and a stronger business case for servicing. Problematically, the current cost
estimate for a sewer pipe for Bungaree, as well as the combined estimate for Bungaree and Wallace
assume a sewer pipe with a population capacity of 1000 residents. The cost of a pipe that would cater
to a population of 2000 is unknown (though not likely to be appreciably larger than serving a smaller
town). Further financial analysis will need to be completed to more definitively address this issue.

The Need for Conditional Inclusion in the Five Year Plan

Should CHW include the sewering of one of the identified small towns in their five year plan it would
need to be conditional, as CHW cannot be certain that growth will occur at the scale needed to justify
the capital expenditure. The following would be required to address this matter:

e Approval of Planning Scheme Amendment C78 (Small Towns Strategy), to ensure there is official
State Government support for facilitating growth in the identified western small towns.

e Development of a Structure Plan including a detailed analysis of constraints and agricultural viability
(at the moment only a high level constraints analysis has occurred).

e Rezoning of further land for residential and commercial use.

e Establishment of a special rates scheme to pay for sewering (if Council chooses to pursue a special
rates scheme). This would likely require a vote from land owners indicating that they support
connection charges.

Sewering more than one Town

Given the requirements of CHW, sewering any of the identified western small towns will be a financial
challenge and will require a range of likely funding sources. Financial modelling carried out by Council
shows that pursuing the sewering of more than one town at a time is not economically feasible. This is
due to trunk installation costs and the high likelihood that two towns coming on-line together would
diminish land demand and thus payback periods.
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Critically, advocating for more than one town would diminish the financial and strategic justification for
inclusion in CHW'’s 5 year plan. If Council does not succeed in getting any towns listed in the 5 year plan,
no towns will be sewered in the short to medium term, impacting timelines and priorities set out in the
Small Towns Strategy.

Business Case
Council officers have formulated a business case for advocacy, including capacity analysis and financial
modelling. The business case is based on different scenarios to pay for the significant capital and

operational expenditure that would be required for installation of reticulated sewer schemes.

Estimates are based on detailed costings completed by AECOM (2014), TGM (2016) and Urban
Enterprise (2016), summarised below:

Town Project CAPEX OPEX Source Contingency
Bungaree Gravity Sewer to $6,773,642 | $77,047 AECOM, 2014 30%
Ballarat —
population capacity
1000
Bungaree and | Gravity Sewer to $9,212,452 | $143,249 | AECOM, 2014 30%
Wallace Ballarat —
combined population capacity
1000 people
Wallace Only | Gravity Sewer to $6,580,102 | $112,255 | Urban Enterprise, 2016 — Unknown
Ballarat — Unknown derived from AECOM
population capacity methodology (potentially
not dependable due to skill
sets of Urban Enterprise)
Dunnstown Gravity sewer to $2,769,299 | $20,000 TGM, 2016 20%
Ballarat — Capacity
unknown
Dunnstown Reticulated Water — | $1,739,000 | $70,200 TGM, 2016 20%
Capacity Unknown

Table 1: Costing estimates for sewer schemes in Bungaree, Wallace and Dunnstown.

Based on the cost estimates prepared by AECOM in 2014, the upfront cost of sewering both Bungaree
and Wallace together is approximately $2.4 million dollars higher than the cost of sewering Bungaree
alone. The operational expense per year would be $66,202 more than for Bungaree alone.

The break even spreadsheet at Attachment 1 indicates that with a special use charge of $13,000 per lot
for sewer connection, a subsidy of $2.4 million to CHW and a subsidy of $6,500 per property for the
estimated existing 126 properties in Bungaree and Wallace (which would halve their special use
connection charge) the sewer cost for Bungaree and Wallace could be paid off after 11 years. This would
require over $2.2 million of additional subsidies compared to paying off sewer in the same time for
Bungaree alone.

The break even analysis for Bungaree and Wallace assumes a dwelling growth rate of 37 dwellings per
year, which is the same rate used in the graphs for Bungaree alone. This is based on the idea that the
market would be likely to see Bungaree and Wallace as similar offerings and providing new residential
land supply in both of them would not necessarily increase total demand above that of Bungaree alone.
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Given the financial difficulty associated with sewering multiple towns, Bungaree is proposed for
sewering due to its strategic location on the Western Freeway, its closer proximity to Ballarat, and its
long term financial viability in relation to population capacity, and identified landowner interest.

Any sewering of Bungaree would be done in such a manner as to enable future connection to Wallace
within a subsequent 5 year plan.

Financing Requirements and Potential Funding Sources

Sewering Bungaree may require approximately $6.7 million in financing based on current estimates,
with operational expenses of approximately $77,000 per annum.

Some of this could potentially be financed by Council or other tiers of Government in the form of a
subsidy or grant, but the balance would need to be borrowed by CHW and paid back over time.

Notably, trunk sewer infrastructure is not an allowable item that can be included in a Developer
Contribution Plan. However, trunk sewer costs could likely be captured via a Section 173 Agreement.

The following methods could potentially be utilised to fund capital and operational expenses.

Special Charge Schemes

Section 163 of the Local Government Act 1989 allows Council to initiate a Special Charge Scheme for
the purposes of defraying expenses or repaying (with interest) a loan.

Council could set up a scheme based on a per connection basis that helps to finance the infrastructure.
A similar scheme was recently used in the town of Alberton in Victoria, which resulted in charges of
$9,200 per lot. In Alberton’s case a vote was carried out for the purposes of gaining support for the
scheme which resulted in 67% of land owners voting in favour.

Should Council decide to pursue a Special Charge Scheme to help pay for sewer, Council could
potentially subsidise the cost of the special charge scheme for existing residents. There is a need to

ensure that special charges are not so great as to stifle development potential.

Council Subsidy options

A significant upfront subsidy from Council paid directly to CHW would help to keep Special Use Charges
for existing and new residents to a level that is feasible to discuss with residents.

In forming the attached financial analysis graphs officers have worked with a hypothetical figure of a S1
million Council contribution.

State and Federal Grants

At the present time there is no specific grant scheme for sewer, nonetheless Council could lobby RDV
or other parts of State Government, or the Federal Government for a grant. In putting a proposed
business case forward to CHW for financing, it would be beneficial if there is a mutual understanding
that the ultimate source of financing is flexible.

The Special Charge Scheme for Alberton was successful in attracting a $1 million State Government

grant, a similar sized grant could in this case substantially reduce the special charge scheme burden on
new and existing residents.
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Brokering a Deal with Land Owners

In early 2017, Council officers wrote to land owners in the three western small towns identified for
potential growth, asking them to indicate whether they would like to be included in a future structure
plan if one was prepared.

Given indicative commitments for $550,000 with additional funding likely from at least two other
parties. There are therefore 3-4 likely parties that would commit to a funding mechanism for sewering
Bungaree, subject to further project refinement. These contributions are indicative only and there is no
legal contract. But a clear commitment exists and it is considered that private sector support for a
combined agency/Council/private sector model for funding is feasible.

There is a risk that land owners later decide not to make a contribution when CHW needs the money to
pay for sewer construction. Funding mechanisms can be further developed as part of the structure

planning process to ensure equity is achieved and required funding is obtained.

CHW Standard Fees and Charges

Central Highlands Waters standard annual service fees for sewer and water have been factored in to all
financial modelling scenarios.

Financing Options

The following three financing options are provided. These options are provided assuming that only one
town (Bungaree) can be sewered in the next 5 year capital works plan by CHW.

All options assume a growth rate of 37 dwellings per annum. All options are based on paying off a sewer
pipe which supports an ultimate population of 1000 with a noted qualification that pipe upsizing costs
would need to be addressed in further analysis (therefore the work below is indicative only).

Option A — Gravity Sewer to Bungaree: Broker a Deal with Land Owners + Special Charge Scheme +
Council Subsidy.

Under this scenario Central Highlands Water could pay off their loan after 11 years assuming that:

e There is a special charge scheme of $10,000 per dwelling for new and existing dwellings to connect
to reticulated sewer;

e Council provides a 50% subsidy for existing dwellings to connect to sewer. The owners of the 60
existing dwellings in the town would pay $5000 each for connection, for a total cost to Council of
$300,000;

e Council provides a $700,000 subsidy direct to CHW; and

e Land owners who would benefit from a structure plan could voluntarily provide $1.2 million to CHW
— contributions would need to be equitable with contracts entered into at the detailed planning
stage.

This scenario is modelled on a Break Even Analysis graph provided at Attachment 2.
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Option B — Gravity Sewer to Bungaree: Special Charge Scheme + Council Subsidy

Under this scenario Central Highlands Water could pay off their loan after 11 years assuming that:

e There is a special charge scheme of $13,000 per dwelling for new and existing dwellings to connect
to reticulated sewer;

e Council provides a 50% subsidy for existing dwellings to connect to sewer. So the owners of the 60
existing dwellings in the town would pay $6500 each for connection, for a total cost to Council of
$390,000; and

e Council provides a $610,000 subsidy direct to CHW.

This scenario is modelled on a Break Even Analysis graph provided at Attachment 3.

Option C — Gravity Sewer to Bungaree: Council Subsidy + State Government Grant + Special Rates
Scheme.

Under this scenario CHW could pay off their loan after 11 years assuming that:

e Council provides a subsidy of $1 million direct to CHW;

e Council attains State and Federal grants for as much money as possible; and

e The balance is paid for by a Special Charge Scheme (depending on the size of State and Federal
grants).

Under Options A and B, Council could still apply for State and Federal grants after attaining support in
the CHW five year capital works program. Successful grant applications could reduce the level of special
charges or reduce the extent of a Council subsidy.

Other Considerations

CHW has recently indicated that they are investigating a potentially more cost effective pressure sewer
system that may be applicable to Bungaree. It has been advised that this research will be completed by
April, 2017.

Timeline - Proposed Path Forward for towns in CHW area of responsibility

Council officers intend to seek further feedback from CHW on the viability of all business cases but in
particular Option B, which appears the most viable option.

Following further discussions, officers will seek formal endorsement on the business case at the May
2017 Meeting of Council, including a likely subsidy contribution from Council of $1 million.
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Policy Implications
The 2013 - 2017 Council Plan provides as follows:
Key Result Area Representation and Leadership of Our Community

Objective Advocate for services and infrastructure that meets the Shire’s
existing and future needs.

Strategy Advocate on behalf of the community to improve services and
infrastructure within the Shire.

Represent Council at a regional level to improve services and
infrastructure within the Shire.

Objective Effective strategic and business planning for a growing
community

Strategy Develop service plans consistent with Business Excellence
principles that reflect systems thinking and value for the
community

Key Result Area Enhanced Infrastructure and Natural and Built Environment.

Objective Effective and integrated strategic planning in place to create

sustainable communities.

Strategy Development of Urban and Rural Growth Strategies in
conjunction with other related plans

Advocate and lobby government for increased infrastructure
funding and ensure state land use plans are in line with the
Moorabool community needs.

Undertake integrated infrastructure and land use planning to
guide future growth and development of our towns and
settlements

Objective Ensure current and future infrastructure meets the needs of
the community.

Strategy Develop long term social and physical infrastructure plans and
funding modelling as part of the Moorabool 2041 Framework
including opportunities for development contributions.

Advocacy to Central Highlands Water, complete with strategic justification and sound financial
modelling, is consistent with the 2013-2017 Council Plan.

Financial Implications
Financial implications would include those as modelled above, including Council staff resourcing costs.
Costs to Council would be covered under the respective financial year budget over the lifetime of CHW's

5 year plan. Ongoing maintenance costs would also be incurred for any assets that come into Council
ownership.
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Risk & Occupational Health & Safety Issues
There are no immediate risks associated with the consideration of this report.
Victorian Charter of Human Rights and Responsibilities Act 2006

In developing this report to Council, the officer considered whether the subject matter raised any
human rights issues. In particular, whether the scope of any human right established by the Victorian
Charter of Human Rights and Responsibilities is in any way limited, restricted or interfered with by the
recommendations contained in the report. It is considered that the subject matter does not raise any
human rights issues.

Officer's Declaration of Conflict of Interests

Under section 80C of the Local Government Act 1989 (as amended), officers providing advice to Council
must disclose any interests, including the type of interest.

General Manager — Satwinder Sandhu
In providing this advice to Council as the General Manager, | have no interests to disclose in this report.

Author — Geoff Alexander
In providing this advice to Council as the Author, | have no interests to disclose in this report.

Conclusion

Investigations have shown Bungaree to be the preferred option for sewering within the next Central
Highlands Water 5 year capital works program. This is given the scenarios justified under ‘Option B’ in
the preceding sections of this report.

Bungaree alone provides the most effective location for effective service and population increase in the
short term, and will support sustainable increase in regional populations without undue financial
burden to Council. It has been noted that advocating for more than one town carries what is considered
an unacceptably high risk of exclusion from the 5 year capital works program.

Recommendation:

That Council:

1. Resolve to present Bungaree as the preferred option for inclusion in the next Central Highlands
Water’s 5 year capital works program for reticulated sewer, in line with Option B as outlined
within the this report.

2. Ensure in negotiations with Central Highlands Water that any sewering of Bungaree is

undertaken in such a manner as to enable the future connection of Wallace, subject to a future
business case being tabled and accepted by all parties.

Report Authorisation

Authorised by:

Name: Satwinder Sandhu

Title: General Manager Growth and Development
Date: 8 March, 2017
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Break Even Analysis - Bungaree and Wallace Sewer

Dwelling growth PA 37
One off connection fee $13,000
Annual Service fee $731
Completion of works End of year 0
Capex -$9,212,452
Opex -$143,249
Cost Inflation (applies to Opex, An 2.40% 10 year bond
Loan Principal -$9,212,452
Interest Rate (based on the Victor 4.30%

Start point of loan

Beginning of year 0

Subsidy to CHW at year 0 (potent

$2,400,000

Connection fee subsidy for existin

$6500 per dwelling or a total of $819,000

Dwellings Year O Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Total 126 163 200 237 274 311 348 385 422 459 496
New 37 37 37 37 37 37 37 37 37 37
Annual service fee per lot S0 $731 748.544| 766.5090561 784.9052733 803.743| 823.032832 842.7856199  863.0124747 883.7247741 904.934169
One off connection fee per lot SO $13,000 13312 13631.488 13958.64371 14293.6512 14636.6988 14987.97956 4  15347.69107 15716.03565| 16093.2205
Revenue

One off connection fees 2,119,000 492544 504365.056 516469.8173 528865.093 541557.855| 554555.2437 567864.5696 581493.3192 595449.159
Annual Service Fees 119153 149708.8| 181662.646 215064.0449 249964.073 286415.426 324472.4636  364191.2643| 405629.6713 448847.348
Subsidy at year 0 $2,400,000

Total Revenue $2,400,000 2,238,153 642,253 686,028 731,534 778,829 827,973 879,028 932,056 987,123 1,044,297
Costs

Capex -$9,212,452

Opex -5143,249 -146686.976 -150207.46 -153812.4425 -157503.94 -161284.04 -165154.853 -169118.5691 -173177.4147 -177333.673
Debt Servicing -369905.44| -308841.37 -232040.677  -220709.1 -207159.3161 -191225.15 -172730.84 -151490.631 -127308.1953 -99976.14536 -85386.0319
Total Costs -$9,582,357  -$452,090 -$378,728  -$370,917 -$360,972  -$348,729  -$334,015 -$316,645 -$296,427 -$273,154 -$262,720
Net Cash Flow -$7,182,357 1,786,063 263,525 315,111 370,562 430,100 493,958 562,382 635,629 713,969 781,577
Net Position -$7,182,357| -$5,396,295| -$5,132,770| -$4,817,659 -$4,447,096  -$4,016,996| -$3,523,038| -52,960,656 -$2,325,027 -$1,611,057 -$829,480

Attachment 1

add 1% interest

Year 12 Year 13
533 570 607
37 37
948.8922509 971.6656649
16874.96479 17279.96395
624373.6972 639358.666
540868.583 589801.0586
1,165,242 1,229,160
-185947.8332 -190410.5812
0 0
-$185,948 -$§190,411
979,294 1,038,749
$1,027,908 $2,066,657
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Break Even Analysis - Bungaree Sewer

add 1% interest

Dwelling growth PA 37
One off connection fee $10,000
Annual Service fee $731
Completion of works End of year 0
Capex -$6,773,642
Opex -$77,047
Cost Inflation (applies to Opex, An 2.40% 10 year bond
Loan Principal -$6,773,642
Interest Rate (based on the Victor 4.30%

Start point of loan

Beginning of year 0

Subsidy to CHW at year O (potent

$1,900,000

Connection fee subsidy for existin

$5000 per dwelling or a total of $300,000

Year 12 Year 13
504 541
37 37
948.8922509 971.6656649

12980.74215

13292.27996

480287.4594

491814.3584

478241.6945

525671.1247

Dwellings Year O Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Total 60 97 134 171 208 245 282 319 356 393 430
New 37 37 37 37 37 37 37 37 37 37
Annual service fee per lot S0 $731 748.544 766.509056 784.9052733 803.743| 823.032832 842.7856199  863.0124747 883.7247741 904.934169
One off connection fee per lot SO $10,000 10240 10485.76  10737.41824  10995.1163 11258.9991| 11529.21505  11805.91621 12089.2582 12379.4004
Revenue

One off connection fees 970,000 378880 387973.12 397284.4749 406819.302 416582.966 426580.9567 436818.8997 447302.5533 458037.815
Annual Service Fees 70907 100304.896 131073.049 163260.2969 196917.035 232095.259 268848.6127 307232.441 347303.8362 389121.693
Subsidy at year 0 $1,900,000

Total Revenue $1,900,000 1,040,907 479,185 519,046 560,545 603,736 648,678 695,430 744,051 794,606 847,160
Costs

Capex -$6,773,642

Opex -577,047  -78896.128 -80789.635 -82728.58631 -84714.072 -86747.21 -88829.1432  -90961.0426 -93144.10762 -95379.5662
Debt Servicing -156099.8) -216278.9 -184132.91 -174838.21 -163511.2203  -149996.11 -134127.98 -115732.452 -94625.12867 -70611.12638 -53597.2073
Total Costs -$6,929,742  -$293,326 -$263,029  -$255,628 -$246,240  -$234,710  -$220,875 -$204,562 -$185,586 -$163,755 -$148,977
Net Cash Flow -$5,029,742 747,581 216,156 263,418 314,305 369,026 427,803 490,868 558,465 630,851 698,183
Net Position -$5,029,742 | -$4,282,161| -$4,066,005| -$3,802,587 -$3,488,282 | -$3,119,255| -$2,691,452| -$2,200,584 -$1,642,119| -$1,011,268 -$313,085

958,529 1,017,485
-100012.724 -102413.0294
0 0

-$100,013 -$102,413
858,516 915,072
$1,332,946 $2,248,019

Attachment 2
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add 1% interest

Break Even Analysis - Bungaree Sewer

Dwelling growth PA 37

One off connection fee $13,000

Annual Service fee $731

Completion of works End of year 0

Capex -$6,773,642

Opex -$77,047

Cost Inflation (applies to Opex, An 2.40% 10 year bond
Loan Principal -$6,773,642

Interest Rate (based on the Victor 4.30%

Start point of loan

Beginning of year 0

Subsidy to CHW at year O (potent

$610,000

Connection fee subsidy for existin

$6500 per dwelling or a total of $390,000

Year 12

Year 13

504

541

37

37

948.8922509

971.6656649

16874.96479

17279.96395

624373.6972

639358.666

478241.6945

525671.1247

Dwellings Year O Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Total 60 97 134 171 208 245 282 319 356 393 430
New 37 37 37 37 37 37 37 37 37 37
Annual service fee per lot S0 $731 748.544 766.509056 784.9052733 803.743| 823.032832 842.7856199  863.0124747 883.7247741 904.934169
One off connection fee per lot SO $13,000 13312 13631.488 13958.64371 14293.6512 14636.6988 14987.97956 4 15347.69107 15716.03565| 16093.2205
Revenue

One off connection fees 1,261,000 492544 504365.056 516469.8173 528865.093 541557.855| 554555.2437 567864.5696 581493.3192 595449.159
Annual Service Fees 70907 100304.896 131073.049 163260.2969 196917.035 232095.259 268848.6127 307232.441 347303.8362 389121.693
Subsidy at year 0 $610,000

Total Revenue $610,000 1,331,907 592,849 635,438 679,730 725,782 773,653 823,404 875,097 928,797 984,571
Costs

Capex -$6,773,642

Opex -577,047  -78896.128 -80789.635 -82728.58631 -84714.072 -86747.21 -88829.1432  -90961.0426 -93144.10762 -95379.5662
Debt Servicing -182443.8| -272881.69 -230656.622 -218474.89 -204019.4239 -187121.19 -167601.48 -145271.388 -119931.3451 -91370.54631 -73172.538
Total Costs -$6,956,086  -$349,929 -$309,553  -$299,265 -$286,748  -$271,835  -$254,349 -$234,101 -$210,892 -$184,515 -$168,552
Net Cash Flow -$6,346,086 981,978 283,296 336,174 392,982 453,947 519,304 589,303 664,205 744,283 816,019
Net Position -$6,346,086 | -$5,364,107| -$5,080,811| -$4,744,638 -$4,351,656 -$3,897,709 -$3,378,404 -$2,789,101 -$2,124,896|  -$1,380,614 -$564,595

1,102,615 1,165,030
-100012.724 -102413.0294
0 0

-$100,013 -$102,413
1,002,603 1,062,617
$1,352,902 $2,415,519

Attachment 3

142




	ADP4E9.tmp
	Sheet1




