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STUDY AREA

Geelong, Victoria’s second
largest city is located on the
shores of Corio Bay some 75
kilometres southwest of
Melbourne. Geelong is a
regional city with a population of
200,067 which is expected to
increase to 246,669 by 2021.
The city is a leading commercial
centre with a labour force of
83,911 and some 10,000-
business enterprises. Covering
129 square kilometres, the City
of Greater Geelong also
includes a diverse range of
coastal towns, tourist areas and
rural landscapes.

The framework has been
prepared for the Western
Wedge which refers to the area
‘wedged’ between the city’s
Central Activities Area (CAA),
Corio Bay and Geelong West.
The study area covers
approximately 55 hectares of
land generally bounded by
Latrobe Terrace, Corio Bay,
Gheringhap Street and Little
Malop Street.

INTRODUCTION

A Framework has been developed to provide
directions on the preferred future use and
development of the area referred to as
Geelong’s Western Wedge — located between
the Central Activities Area (CAA), Corio Bay
and Geelong West, including Geelong Railway
Station

The preparation of the Framework has been a
Geelong and the Department of Sustainability
and Environment (DSE). The project has been
guided by the Melbourne 2030 initiative — the

" Transit City program, which aims to improve

the use of public transport by promoting high
density development around the public

., transport hubs. Council has also identified the
= Western Wedge as a prime redevelopment

area with opportunities to rejuvenate
underutilised areas around the railway station
and the waterfront.

Community and stakeholder consultation has
been an important element of the project with
their input helping to develop a future vision for
the Western Wedge.

To ensure the successful implementation of the
Western Wedge Framework the Council and
DSE will continue to work with the community
and stakeholders to promote the Framework’s
vision and to attract investment in development
that achieves the Framework’s objectives on
the ground.

THE VISION FOR THE WESTERN WEDGE

The Western Wedge Framework aims to
achieve well managed regeneration of the
area, building on Geelong'’s rich stock of public
and private facilities and resources and its ideal
setting to the city centre, Corio Bay and
transport infrastructure.

The vision for the Western Wedge includes:

An exciting inner city quarter linking the
commercial heart, waterfront and transport
hub.

A ‘clever quarter’ that extends and connects
educational, cultural and business assets
as a focus for design and technology and
place to meet and do business.

A lively urban environment with uses
spilling onto a network of attractive
walkways, creating public spaces for
mingling, meeting and creative expression.

Higher buildings encouraged in locations
that share bay views and maximise the

overall intensity of development throughout
the quarter.

Improved access from surrounding areas to
the Station, with adjacent intensive activities
complementing its high accessibility.
Incremental transition along Mercer Street
and Latrobe Terrace corridors intensifying
buildings and businesses to a scale
respecting their context.

Seamless relationships between the
Western Wedge and inner city, with new
uses and development complementing
established facilities, providers and heritage
places.

New development will integrate and be
respectful of heritage places and areas.

STRATEGIC OPPORTUNITIES

The Western Wedge has the opportunity to
showcase integrated and intensive mixed use
development around a transport hub, with links
to the foreshore and the Geelong’s centre
advancing the region’s prosperity, sustainability
and liveability. To achieve this vision, the
Framework builds on the strategic opportunities
of the region.

An arearich in resources and facilities.
The Western Wedge offers spectacular views of
Corio Bay. Waterfront recreational opportunities
are complemented by heritage places including
former wool stores, elegant houses, churches
and institutions. These amenities, combined
with many underutilised sites in the area that
are ripe for redevelopment, provide a
competitive advantage for Geelong in attracting
investment to the area.

The Western Wedge project complements the
CAA revitalisation program which is

incrementally upgrading inner city streets and
public spaces in a $27 million program shared
with the State Government, stimulating private



investment in the inner city. Improved
accessibility between the Western Wedge and
the City’s centre will provide access to the retail
services of the CAA, the foreshore and
transport hub.

The precinct around Johnstone Park contains a
cluster of regional institutions: art gallery,
heritage centre, law courts, police station,
municipal and state offices and the Gordon
Institute of TAFE. A master plan is being
developed for this precinct.

Geelong Station provides a regional public
transport hub with rail services to Melbourne
and Warnambool, inter-city and regional coach
services and connections to most city bus
routes. The rail link to Melbourne is being
upgraded in a $69 million project to
accommodate faster trains services. Master
planning for the station and surrounding land
will be critical to protect existing and future
infrastructure needs, as well as to identify land
available for other uses and to improve
connectivity around the station.

An area that the
environment

Issues of greenhouse gas emission, global
warming, reduced amenity from traffic
congestion, reduced accessibility and equity
confront us globally and locally. One important
action we can take to reverse these trends — to
make Geelong more sustainable — is to reduce
the demand for private vehicle journeys. This
can be assisted by the way cities are designed
and developed.

helps improve

One strategy is to cluster a variety of functions
— work, leisure, shopping, education and
services —to reduce both travel distances and
the number of journeys by supporting multi-
purpose trips. Locating intensive mixed use
development convenient to public transport

infrastructure enables travel to these centres
without private vehicles.

Geelong is fortunate to have a wealth of
services and facilities concentrated in the
central city, at the hub of the bus system and
with a convenient railway station for longer
journeys. Improved public transport services will
provide better access and use of existing
facilities, and growing patronage will justify
enhanced service provision. Development of an
intensive new inner city quarter in the Western
Wedge will thus enhance the Geelong region’s
contribution to more sustainable urban
settlement.

Responding to economic and
demographic change

While still important, traditional manufacturing
industries represent a reducing proportion of the
Geelong Region’s economy. However, this has
been offset by growth in the service and
professional sectors. Employment in businesses
such as raw wool handling, skin processing and
light industry is being replaced by jobs in tertiary
education, telecommunication services and

software development.

Trends in western economies suggest the
emergence of a ‘creative’ or ‘knowledge based’
sector, reversing the conventional wisdom that
regional employment responds to attraction of
new employers. It has been argued that
businesses now establish or relocate to gain
access to skilled, knowledge-based workers,
who have already chosen to live in places they
like.

Transport modes for journeys to
work in Greater Geelong, 2001

Mode Number
per day
Walk or cycle 2,950

Public transport (bus, train, 1,792
tram)

Car (as driver) 50,335
Car (as passenger) 4,706
Source: Regional Victoria in Fact 2001,

Department of Sustainability and Environment



An area providing educational, cultural
and business opportunities
A distinctive precinct can provide a catalyst for

The Western Wedge contains a
wealth of facilities and
resources including:

The spectacular views of
Corio Bay and foreshore
area,

Arts and Civic buildings
located around the historic
Johnstone Park,

Law Courts and Police
Station,

Gordon Institute of TAFE,

Deakin University’s,
Geelong Waterfront
Campus

Geelong Station,
National Wool Museum and

A number of heritage
buildings including former
wool store warehouses,
churches, hotels, iron store,
railway station, parks and
residences.

An area providing a lifestyle change
Geelong is favourably placed to capitalise on
these demographic and employment shifts as it
is in the centre of a region with attractive
coastline, historic townships, bushland and
rural living opportunities. These trends are well
underway, with a large and growing body of
‘creative’ professionals living in the region.

While this group will retain links with the
diverse facilities offered throughout the
metropolitan area, many services, employment
and lifestyle resources could be sourced locally
if available within the major regional centre.
This group will be particularly attracted to an
urban hub that combines atmosphere and
character and that is near business and leisure
activities.

changes that encourage businesses,
employment and a better lifestyle. The Western
Wedge has the opportunity to build on the
specialist higher education focus already in the
area, with the Gordon Institute of TAFE and
Deakin University's Geelong Waterfront
Campus. This is complemented by a lively
mixture of arts and cultural institutions, and a
growing café and street culture.

An opportunity to capture this potential through
stimulating intensive, mixed-use development is
reflected in the vision for the Western Wedge. It
has the capacity to build on what is there, and to
use its specialist institutions to nurture creativity,
education and innovation. It has the makings of
an environment that is attractive to inner city
living and leading-edge telecommunications that
are central to the new economy. With skilled
planning and leadership, Geelong can capture a
major share of this emerging sector of the
business, cultural and lifestyle economy.

The potential of the Western Wedge is further
strengthened with Deakin University making its
headquarters in the converted wool stores.
Deakin’s Geelong Waterfront Campus Master
Plan proposes to expand university facilities and
increase student numbers from 1200 to 3400
over the next 10 years. The opportunity to build
on, extend and link this wealth of facilities and
resources will strengthen Geelong'’s stature as a
multi-functional regional centre, capitalising on
its easy access by public transport.

An area with the capacity to change
The Western Wedge also has the capacity for
substantial change, allowing opportunities to
become realities. With the departure of
warehousing and industrial activities, space for
new uses becomes available.

With the aim of optimising the Western Wedge's
potential and establishing Geelong as a
benchmark in successful urban regeneration in
regional Australia, objectives for the Western
Wedge as a whole are outlined on the following
pages.



PRECINTS

Six distinct precincts have been identified
within the Western Wedge, each with their own
character and potential, issues and
opportunities. To ensure that each these areas
are appropriately planned, objectives and
strategies have been developed for each
precinct. Details are contained in the full
framework document.

Precinct

Vision

Geelong Station Precinct

“To develop new intensive uses around a
sustainable multi-modal transport hub that
utilise the highly accessible location and take
advantage of the capacity for growth”

Inner Wedge Precinct

“A cosmopolitan mixture of intensive uses with
a design and technology focus integrating
university activities into the city fabric”

Mercer Street Precinct

“A lively boulevard with active street frontages
with a mixture of services, sales and hospitality
with residential and accommodation above and
behind.”

Latrobe Terrace Precinct

“New development will showcase high quality
highway frontage development along a major
arterial roadway.”

Western Beach Precinct

“The residential character of the foreshore will
be conserved and enhanced.”

Civic and Cultural Precinct

“To strengthen the precinct’s role as the
cultural and community heart with new
development enhancing the civic focus that
encircles Johnstone Park”




The Council has worked closely
with Deakin University and
other major property owners
within the Western Wedge.

OBJECTIVES AND STRATEGIES

OBJECTIVES AND STRATEGIES — LOCATION AND GROUPING OF ACTIVITIES

Cluster uses relating to transport services
around the Station and maximise the
intensity of activities in areas accessible to
the Station to encourage greater use of
sustainable transport.

Use opportunities for redevelopment arising
with transition from former warehouse and
industrial uses, encouraging adaptive use of
these sites.

Intensify development density and activity
especially in high change areas (Geelong
Station Precinct and Inner Wedge Precinct).

Provision of private open space within the
residential development may be minimal, given
access to nearby public space and the
objective for intensive land uses in the area.

Encourage complementary and compatible
mixed uses.

Encourage business, office and service
activities that provide local employment.
Encourage the development of tertiary
education and further expansion of Gordon

Institute of TAFE and Deakin University.

Encourage a diverse range of residential
accommodation.

Encourage convenience retail and ensure that
the CAA remains the focus of major retail uses.

Encourage uses that support the education
institutions and large student population.

Provide an atmosphere attractive to
‘creative’ businesses and supporting
activities.

Create active ground floor uses at street level
providing interest and comfort, generating
activity and improving security through passive
surveillance.

Encourage a mixture of uses including
business, learning, leisure and living to provide
variety and to generate synergies and activity at
all times.

Stimulate a distinctive ‘creative’ edge
incorporating formal and informal cultural
activity with education, innovative business and
entertainment.

Explore economic initiatives that will contribute
to Geelong’s future prosperity, particularly
engaging the emerging creative economy.

Achieve diversity of uses without
fragmenting the continuity of active
frontages at street level.

Encourage ‘vertical mixtures’ of uses, with:

Uses at ground level providing active frontages
to streets and other public spaces.

Levels immediately above ground containing
offices, entertainment spaces such as theatres,
studios or education functions that require
public access but do not have a strong
functional relationship with street spaces.

Upper levels used for residential
accommodation or other spaces requiring
privacy and which would benefit most from
views of the bay and city.

Vertical mixtures of uses can include public
(government or institutional) either above or
below private (commercial or residential) uses,
e.g. university and other ‘public’ functions could
be located above retail space and below
apartments.

Respect and incorporate established land
owners and users of the area.

Engage stakeholder and interest groups in the
planning and implementation of change in the
area.



OBJECTIVES AND STRATEGIES — CREATING PUBLIC SPACES AND ACCESS

Encourage greater use of public transport
and enhance Geelong Station as a multi-
modal transport hub for central Geelong
and the region.

Develop and implement a master plan for
improvement of Geelong Station as a multi-
modal interchange.

Encourage ‘green travel plans’ to reduce
private vehicle use by employees, residents or
customers. Provide information including route
details, timetables and real-time service
information in accessible locations throughout
the Western Wedge.

Create a convenient and attractive walking
environment, and improve safety for
vulnerable road users such as pedestrians,
cyclists and people accessing public
transport.

Provide universal public access to all public
spaces and facilities in the Western Wedge.

Create a fine-grained network of pedestrian
routes throughout the precinct including new
mid-block links through large sites to provide
more, more direct and more attractive
connections to the Station and other local
development.

Align and design new lanes and walking routes
to provide clear sight-lines into and through
them, to make them legible and safe.

Provide signalised pedestrian crossings at
regular intervals along busy roads.

Locate and design vehicular routes to minimise
conflict with pedestrians. Minimise driveway
entrances from streets where it is feasible to
provide service vehicle access, parking,
rubbish collection, etc. from rear lanes or
basements.

Discourage non-essential traffic in key
pedestrian areas.

Advocate a 40 km/h speed limit in all streets
except Latrobe Terrace.

Use traffic calming measures as appropriate to
deal with traffic pressures in local streets but
generally avoid full road closures.

Support increased use of bicycles for
access to and within the Western Wedge.

Provide on-street cycle lanes where possible,
especially at signalised.

Provide secure bicycle parking at the Station, all
public buildings, community facilities and public
car parks.

Stipulate new bicycle facilities for all new
development

Allow efficient access for essential vehicle
traffic, and enhance development potential
with flexible local circulation routes.

Create new streets through the precinct that
allow for more even distribution of local traffic
and reduction of conflicts with major pedestrian
activity areas.

Use laneways to provide additional and
alternative types of frontage to protect the roles
of main streets, e.g. use side lanes for access to
uses of upper building levels with minimal
disruption of ground level retail activity along
main streets.

Create a convenient attractive
walking environment



Embrace the contribution of
heritage fabric in developing a
proud future for an area with a rich
past.

* Setbacks are recommended
along the east side of Latrobe
Terrace, along Gordon Avenue,
east of the Church of St Peter
and St Paul on Mercer Street,
and throughout the Western
Beach Precinct. Heritage values
associated with individual
buildings may also require
setbacks on those and adjoining
properties. Details of these
setbacks are addressed in the
context of the various precincts.

Ensure that car parks maximise their
support for local activities, and that car
parking does not adversely affect the public
environment.

Provide appropriate numbers of parking spaces
in new developments to support added
intensity of uses in the precinct, while
considering relatively low rates of parking
provision given the proximity of public transport
services.

Ensure car parks, including multi-level parking
structures, are designed to achieve a safe and
‘open’ feel with good sight-lines and adequate
lighting throughout.

Locate car parks near the major road network,
to minimise intrusion into areas of high
pedestrian usage and distances travelled along
other streets.

Place car parking underground or in discreetly
located multi-deck structures. Avoid open air
car parks, especially along street frontages and
walkways.

Conceal parking structures behind or within
other buildings and uses. Avoid creating car
parks along street frontages, particularly at

ground level.

Locate car park entries to minimise adverse
impacts on pedestrian routes.

Locate and design kerb-side on-street car
parking to encourage pedestrian use:

Use kerbside parallel parking to provide a
buffer between pedestrians and moving
traffic.

Use short term parking as a means to
generate pedestrian traffic throughout the day
and night.

Locate and design kerbside on-street car
parking to minimise conflicts with bicyclists, eg:

Make bike and parking lanes wide enough to
minimise conflicts between cyclists and
opening car doors.

Avoid angle parking along bicycle routes.

Minimise the number of vehicle crossovers and
ensure obsolete vehicle crossovers are
removed.

OBJECTIVES AND STRATEGIES — BUILDINGS

Embrace the contribution of heritage fabric
in developing a proud future for an area with
arich past.

Protect and conserve heritage buildings and
significant places and features.

Respectfully integrate new development with
heritage buildings and landscapes, and
contribute positively to their setting.

Encourage redevelopment to retain and
incorporate existing fabric such as walls,
bluestone kerb channels and fittings that
contribute to heritage values and a sense of
place.

Encourage reconstruction/reinstatement of
heritage elements and features for heritage
buildings (i.e. front/street verandas in Mercer
Street).

Allow for increased development densities
while protecting heritage areas and the
amenity of public spaces.

Encourage higher density development in areas
separate from sensitive heritage and residential
precincts.

Limit building heights as appropriate to protect
major pedestrian streets, parks and other public
spaces from excessive overshadowing.

Ensure that buildings define, enrich, protect
and enliven streets and other public spaces.

Create active frontages onto footpaths and
provide passive surveillance with buildings that
overlook streets and public spaces. Give priority
to key pedestrian areas if active frontages are
not feasible on all sides of a given property.

Except where setbacks are specifically called
for*, set buildings to the front property boundary
with no ground level setback. Locate spaces
that are intensively used and do not require
privacy at the front of the building and provide
windows, shopfronts and doors onto footpaths.
Avoid extensive blank walls along streets. Avoid
buildings oriented towards internal spaces
rather than streets. Avoid alcoves and recesses
that may provide hiding places (making potential
threats to personal safety) or that may collect
dirt and litter. (Buildings with irregular plans at
ground level are generally appropriate only
where set back away from the footpath.)

Avoid side setbacks* except where part of the
provision of a pedestrian or service laneway.

Provide bin enclosures and other storage as
required at the rear to ensure a tidy presentation
onto laneways and public parking areas.



Relatively tall buildings should be stepped or
articulated or use other measures to ensure
protection of ground levels from wind
turbulence.

Provide verandas or canopies over footpaths
along major routes, especially those leading to
and from the Station, unless they would conflict
with the heritage significance of a building or
site.

Ensure that new buildings create positive
‘street architecture’ that gives a sense of
human scale and interest to the
streetscape.

Setbacks and articulation of facades above
ground floor should create interesting and
attractive streetscapes and reduce the
apparent bulk of tall buildings.

At first through third floor levels, generally set
buildings at the front property boundary.
Articulate and model the facade using
fenestration including recessed windows with
reveals; recessed balconies; and architraves,
cornices, pilasters and their contemporary
equivalents.

On upper levels of buildings above four
storeys, provide greater articulation and
modelling of the built form (especially on
buildings with long frontages) in order to:

Moderate the domination of built form
over the street space,

Reduce the apparent bulk of buildings,

Contribute architectural interest and
expression to the streetscape, and

Create a varied parapet line that helps to
integrate large new buildings with smaller
existing buildings along the street.

Use high quality materials and detailing
especially where pedestrians are able to see
buildings at close range.

Ensure that new buildings respond to major
site influences of the Western Wedge.

1. Western Beach residential neighbourhood:

Buildings subject to mandatory 9m height limit
with front and side setbacks as typical of the
area.

2. Heritage Church Settings:

Any new development must protect the
significance of the Church of St Peter and St
Paul (Malone Street) and St Paul’'s Church
(Latrobe Terrace) and enhance the amenity of
open spaces around them.

3. Waterfront redevelopment area:
Building heights within 50m of Western Beach
subject to mandatory 12m height limit.

4. Woolstores Industrial Heritage Area and
Central Activities Area:

Any new buildings to be consistent with the
policy for the Woolstore Industrial Area
(HO1638) and form transition to relatively low-
rise heritage buildings of the CAA, with no front
or side setbacks.

5. Johnstone Park:

Any new buildings on frontages opposite
Johnstone Park to maintain consistency in scale
with the City Hall, Art Gallery, and Gordon
Institute.

6. Gordon Institute:
Any new development to respect heritage
buildings within Gordon Institute campus.



10. Geelong Station and railways area

No specific height limits. Create and protect vistas
to the Station and provide strong architectural
enclosure and definition of plazas east and west
of the Station. Ensure that buildings contribute to
a high quality pedestrian environment in streets,
lanes and open spaces throughout the precinct.

11. Inner Wedge redevelopment area

New buildings should contribute to a tiered overall
built form across the precinct, rising gradually from
15m near the waterfront to 30m+ near Corio
Street, to enable sharing of views from the upper
levels of buildings throughout the area.

7. Latrobe Terrace western frontages Robust
built form responding to highway frontage
encouraged but heights must be limited to
protect amenity of residential areas to the
west. No setbacks required.

8. Latrobe Terrace eastern frontages

New development to maintain the
characteristic pattern of buildings in grounds,
with six metre (minimum) landscaped setbacks
from Latrobe Terrace and sidesetbacks
between buildings or building groups.

9. Transition between Latrobe Terrace
overpass and residential areas

Robust built form responding to scale of
overpass encouraged while providing
transitions that protect the amenity of adjoining
low-rise development. Create an appropriate
architectural focal point on the northern axis of
Mercer Street.

12. Mercer Street

Create a podium to Mercer Street with active
frontages and heights no greater than 15m,
with any taller buildings setback from street. No
front or side setbacks permitted except
adjoining the Church of St Peter and St Paul
(13) where an angled setback from Mercer
Street should be provided to maintain views of
the church. Provide transitional building heights
within any taller development to protect
residential amenity in the Western Beach
Precinct (14).
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IMPLEMENTATION STRATEGIES AND ACTIONS

In order to facilitate the delivery of the Western Wedge Vision the following strategies will be pursued during 2005-2006.

A Project Control Group has been established to monitor and report on the actions arising from these strategies.

STRATEGIES

ACTIONS

Prepare Planning Scheme Amendment

To ensure that the statutory framework reflects the vision for the
Western Wedge the Council will be required to prepare a
Planning Scheme Amendment to change the planning provisions
that apply to the Western Wedge.

Prepare a planning scheme amendment to include the
following changes to the planning provisions:

- Update the Local Policy Framework

- Rezone the Geelong Station Precinct to a Priority
Development Zone.

- Rezone the Inner Wedge Precinct and Mercer Street
Precinct to a Special Use Zone (excluding Deakin
University Waterfront Campus).

- Rezone Deakin University Waterfront Campus Public Use
Zone (Education).

- Introduce a Design and Development Overlay to cover the
whole GWW.

- Introduce a Public Acquisition Overlay to the new
connection between Smythe Street and Mercer Street

Facilitate Master Planning of the Station

Preparation of a detailed Master Plan will be essential to identify
land required for existing and current transport infrastructure,
land that can be assembled as key development sites, the future
alignments of new pedestrian connections/streets and locations
of new forecourts areas.

Work closely with DSE, DOI, Vic Track, V/Line and
Department of Justice (Law Courts and Police) to facilitate the
development of a Master Plan for Geelong Station Precinct.

Document agreed objectives for key sites

‘Site Development Briefs’ should set out expectations and
opportunities for redevelopment sites, but should not prescribe a
particular design outcome or specific function/use of a site.

Prepare Site Development Briefs for major sites

Identify Priority Projects — Public Spaces

A related objective is to ‘leverage’ investment or unlocked
development potential with targeted public investment. Such
investment may be small in quantum, but serve to improve the
public realm and liveability, increasing capacity for development
and encourage investment.

Identify priority public investment projects. Potential projects
include:
- Improving pedestrian access to Geelong Station

- Improvements to the Malop and Mercer Streets
intersections adjacent to Johnstone Park

Identify Priority Projects — Commercial Development
Sites

A related objective is to ‘leverage’ private investment by
unlocked development potential of key strategic sites. While
achieving redevelopment of important sites this also will improve
the public realm and liveability, increasing the capacity to attract
further development and investment within the Western Wedge

Identify priority private investment projects. Potential projects
include:

- Key development sites within the Geelong Station
Precinct, these areas are to be defined by the Geelong
Station Master Plan and

- Development of Deakin University”s Geelong Waterfront
Campus Master Plan

Carry out Economic Analysis of Vision

The vision can only be developed if the market is available to
respond to the new environment and the mixture of retail,
commercial and residential development is geared appropriately.

Carry out analysis of existing and proposed accommodation to
ensure supply mix matches potential demand.

Promote design excellence

Good quality design will contribute to the amenity of the Western
Wedge for people living and working there, and is an essential
tool for marketing the area to encourage local investment.

Encourage developers to use qualified and experienced design
professionals. Reinforce the message that good design can
save costs by expediting approvals as well as by providing
potentially higher returns on capital investments.




FOR FURTHER DETAILS PLEASE CONTACT:

PROJECT FACILITATOR
MAJOR PROJECTS

CITY OF GREATER GEELONG
PO BOX 104

GEELONG 3220

http://www.geelongaustralia.com.au

STRATEGIES

ACTIONS

Amenity in high-density development

Public and private amenity relies increasingly on sophisticated
and responsive design solutions as development density
increases. All developments should be designed to reasonably
protect amenity on their own and neighbouring sites.

Develop a process to audit the amenity impacts of
development proposals including benchmarks for acceptable
and superior design, and use these in the application of
discretionary development controls.

Evaluate development proposals to ensure protection of the
development potential of adjoining sites.

Promote sustainable and
construction

Various State and Council policies explicitly and implicitly aim to
support a more sustainable future for development in Geelong.
However, regardless of the strengths and implementation of
these policies, sustainability also relies on the detailed design of
buildings, use of materials in them, energy use to run them,

maintenance requirements, and lifespan and replacement costs.

building design

Develop a process to audit the sustainability of development
proposals including benchmarks for acceptable and superior
design, and use these in the application of discretionary
development controls.

Use discretionary controls as a basis for negotiation

A pessimistic axiom in city planning is that it is impossible to
legislate for good design. In the first instance, this is untrue:
legislation can give formal recognition to the importance of good
architectural and urban design. But even with the limited formal
standing of ‘design quality’ within Victoria’s planning system,
there is an ability to require superior performance under of a
number of assessment criteria as a basis for permitting building
heights beyond preferred or discretionary limits. This provides
scope for significant improvement of designs during pre-
application discussions and through the planning approvals
process. In addition, the fact that good design can expedite the
approvals process should be made clear from the outset.

As a basis for permitting building heights beyond preferred or
discretionary limits, require superior performance under of a
number of assessment criteria including:

- Environmental sustainability

- Heritage restoration and adaptive re-use.

- Protecting the development potential of nearby sites

- Architectural design quality

- Public and private amenity impacts

- Improvement of safety and the perception of safety

- Best practice in integrated spatial planning.

- Provision of infrastructure for competitive access to
communication technologies

Ensure Sufficiency of Infrastructure

Increased development will put a strain on existing infrastructure
(telecom, services, roads etc). The Council should ensure that
either a) the infrastructure is sufficient to accommodate the
increased load or b) infrastructure upgrades are identified and
programmed into the development "just in time".

Review existing infrastructure and identify any improvement or
upgrades required.

Identify funding for infrastructure and key public
projects

As part of the pre-planning negotiation, arrangements may be
made for developers to create public space or make a financial
contribution to a public development. Such arrangements may
be derived by formula or negotiated individually.

Securing public capital funds can be a lengthy process and is
subject to budget cycles. Timeliness and appropriate project
awareness will be imperative key to gaining financial support for
the projects.

Investigate developer contribution including payment in lieu for
parking.

Identify Council Capital funding through the budget process.

Identify State funding through Transit Cities Program and/or
Regional Urban Development Fund.
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