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1.INTRODUCTION

Surf Coast Shire Council with assistance from the Metropolitan Planning Authority
(MPAhasprepagda Precinct Structure Plan (PSP) for the Spring Creek Urban
Growth Arg@JGA)n TorquayrhePSPisthe key strategic planning document that
willguidehe development of the Spring Ot&k descrilshow the land is

expected to be developed argkthizes required to support developroeter

to deliver a quality urban enviranment

This Background Report provides an overview of the local andtegiohtie
Spring Cregkecinct, arsbmmarisdbe studies acdnsiderations thatve
infornedthe preparation of the PSP and its associated documents.
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2.PRECINCT CONTEAND SITE DESCRIPTION

2.1Spring Creek Urban Growth Area 1
The Spring Creek UGA is located in thesettstakrdf Torquayan Juc, which i
is the Surf ubarecentend®hier e® s Rle gfaspaa el Vi

growing tow1(3.9% growth 201%). Torquay is positioned at the start of the
natioally significa@reat Ocean Road and is known as the home of Australian
surfing with its popular surf breaks (including Bells Beach) and thechinibplace o
surf brands. Torquay is located 20km seutina@deelong and i¥&minute

drive fronihé Melbourne CBDRrquay a n s @dopulation in 204 estimated at
around5,000and is forecast to rea8000 by &b (forecast.id)

The Spring Creek UGA has an area of approxifaetar24 and is bounded by
Grossmans Road to the rouifiields Road to the gastat Ocean Road to the
south and farming land to the west. The precinct extends 1km west of Duffields
and comprisesteen land parcéixcluding Christian College .land)

Thekeyprecindieatureare shown dfigure 2and include

1 A predominantly enclosed valley landform falling away from Grossmans Ra
Great Ocean Road towtreSprindCreekwaterway, which bisects the area
creating wo di sti nct

0 nSevetathiror deinatdje lies and t ||

Alargely undeveloped rural landscape with occasional farm buildings and
dwellingd/arious farm dams are scattered across the precinct.
Vegetation consistingpeEn pastures with patches of remnant vegetation
Gdattered t@g@s®tic and narative windrowisdigenous roadside vegetation
andriparian vegetatiaong the creek

;-um‘i-‘-';"f;‘ LT ]

A

trikutaries run into the creek, including Jaar Nu Rutichefedws sotghst
to a confluence with Spring Creek approximately 500m east af the precinct

Figurel: Zoning of Spring Creek UGA (UGZ) and surrolardig

An undulating topography withstesfeto vesgeep sections, particularly The Spring Creek UGA is surrounded by low densié} desidieptment to the _
immediately north ofdteekThe precinbis a topographical relief of over north (Ocean Acres/Frog Hollow) anavesu(Bells Boulevard/Strathmore Drive)

60m between the highest points (>70m AHD) near the northwest and SOu,[hzavr]ipsf;onventional residential development to the east (Great Ocean Views, Surf Vie
corners and the bottom of the valley (<10m AHD). Estate) and south (Jan Juc township). The small rural haraketiofdsaliéd

Panoramic vistas from high points within the area and from adjacent roads'apprommately 2km to the west. of the PSPazahas beegraned for the
development@hongovernmemtindergarten and Prep to Year 9 Schoe248 240

Great Ocean Road (currently zoned SUZ).

1SourceAustralian Bureau of Statistics Cat. No. 3218.0 Regional Population Growth
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high point
contours (5 metres intenal)

The Spring Creek corridor west of Duffields Road has a long plahimag history
first identified by the Geelong Regional Commission and South Barwon and Barrab

viéw - panoramic

MESSMATE gygp,

view - local
existing low density urban

existing farmland B . . .
gl _ \%’% Councils for potential long term urban growth in the eSijp4E@0sstructure

1 in 100 year flood . B s U . . . .

£ i1 10 yeor Socd [ e N N plans anglanning scherstategies, including the 18836 and 2007 Torguay

vegetation patch 7 N B . A .

sy t Jan Juc Structure Plan, have continued to reférencea r epaténtal. gr o wt h
area of Aboriginal cultural

o

heritage sersitivity
existing bullding ’

In 208 Council embarked on a process to deyrelathaaresamework plan for
the entire corridor from Duffields Road to Bellbrae, however after widespread
communityppositioagainst the proposed level of develdpooect! decided to
gl abandon the plan aedew the scale, timing and location ofrgfondbayan
£ Jucthrough th8ustainable Futures Projéwt project culminated iStis¢éainable
, Future®lanTorquay Jan Juc 2086R204(), whiclk et s out Counci |l 0
high level vision tloe futurgrowth andevelopment Bérquayan JucCouncil
resolved not to include any growth in Spring Creek wherthie &fe@ddn
July 2014and sought to incorporate this version of the plan with ttoevwestern
boundary at Duffields Raadte Surf Coast Planning Scheme through Planning
Scheme Amendment C66.
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Upon approvalArhendment CB6March 201#he Minister for Planiiduded
TRy thefirst kilometre west of DuffieldsviRthaal the settlement boundameaaded
the landrom Brming Zone to Urban Growth lohme 2014 Council adopted a
new version tife SFRP04Qto recognise the Springe®urbargrowth area

On aregional level, @&l Regional Growth R2a8dB) directprojected population
growth texisting districiwns (including Torquay), new targeted growth nodes at
Colac and Winchelsea, and in the longer term two further investigation areas in
Geelonglorquayy an Juc, together with Wi nchel
centre.
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The SFR040s structured around five core valupsrasigles, which reflect the
communi t y anstogattseipact toaespead thessense of place and provide:

basis for managing gramwthsustainable manner

The SFP040acknowledges commuatitycern about propodedelopment in the
Spring Creek corridor r@oognises thiats an area with important environmental
features thated to baddresed in any future developrid SFE0400utlines

the followirget of guidelines to ensurecsfdievelopment of Hrsa aligns with the

five cor@alues and principles

wl ¥

Places for People
The importance of a close knit
community

)
|

<

‘-3‘47.'

. The Natural

Environment
Protecting and enhancing the
natural environment

A network of high quality open spaces

30 metre buffer either side of the creek
gully corridors with integrated shared
pathways

Retention of important landscape featu
including vegetation

Key vistas and vantagmis identified anc
reinforced.

Sensitive interface of new lots with rurs
to the west and Spring Creek

Limite connectivity across Spring Creel
protect creek corridor

<

The Built
Environment

Fostering the unique coastal loc
and feel

Services and
Infrastructure

Planning for services and
infrastructure with developmen

A Local Economy
Providing employment
opportunities locally

Suitable transition between convention
urban development and the rural land t
west through larger lot sizes and sensit
layout thatddresses topography of the |
and any visual impacts

Buffers to Great Ocean Road, Duffields
and Grossmans Road

High connectivity and connection to exi
services

North to soufledestrian connections to
enable access to services within the pr

Best practice stormwater quality
management

Provision of a small scale retail area sc
Spring Creek

Potential government school
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. Existing residential [Future low density residential

| Existing law density residential | Future residential land
E Activity Centre 7} Mewneighbourhood hub
|  Existing employment land ! Furture employment land
- Residential zoned tand [] Botentisl private schasl
[0 Potental gowernmeant school
- ‘Open spacsfaceess ways/buffers. D Potential activity centre

Mzin Roads
— o m Torguay North
.‘z"ﬁl Urban conscldation mmm Torguay Central
mmm Jan juc

Figure3: Sustainable Futures Plan Torgday Juc 2040
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3. TECHNICAL STUDIES

The preparation of a range of technical backiyiesehs commissiorted

inform the preparation of the Spring Creg@kiB$Rapter provides a summary of

the key findings and recommendations of these reports.

TheBiodiversity Assessnmapared by Ecology & Heritage Paréisers
undertaken to identistype and extent of natiegetatiowithin the Spring Creek
UGAdetermine the presence (or likelihood thereof) of any sigrifidafaLiiara
species and/or ecological commadtesss any implications under
Commonwealth &tate environmdrtgislatioassociated with future urban
developmergrovide recommendations to address or reduceaimigdetstify
matters that require further investigation (e.g. targeted surveys).

The results of the assessment are summarised as follows:

1 The majority of fecinds dominatebycleared areasithintroduced pasture
grasseshoweveahere aralsopatchesfnaive vegetation from fecwlogical
Vegetation Clasged/C}scattered throughout the precinct

0 Grassy Woodlafttbminated IBellarine Yellow Guminarilpccus
along roadsides amithin fragmenteatches south of Spring Ciidrek.

condition generally rafgan poor to moderate, with one patch in good

condition.

o Swampy Riparian Woodldathinated by Swamp Gum, Mannan@um
Bellarine Yellow Gwiinoderate condii®presemnithin th&pring
Creekwvaterway corridor

o0 Heathy Woodlafdbminated by Swamp Gum and Messmawelerate

to good conditieristawvithirelevatedreas, predominantly along, and in

the vicinitgf, Grossmans Road.

0o Coastal Alkaline Scddminated IoastaMoonahyf moderate
conditionccurst the corner of Great Ocean Road and Duffields Road.
9 93scattered treagere recordedthin the study araa well as planted trees
(indigenousgxotic and namative) andoxious and environmental weeds
9 70flora species (48 indigenous and -2&digemous) wedentifiedncluding
two Statsignificant flora speciBgllarine Yellow Gum and Coast Wirilda.
Based on habitat present withituitie area, landscape context and the
proximity of previeasords, there is a low to moderate likelihood of additional
Statesignificanifla species occurring
1 30fauna species wédentifiedncluding 27 birds f2@ve, one introduced)
and three ammals (one native, two introdiited3tudy identified that
precinct may provide haloithve nationally significant fapaeie$Growling
Grass Fro@reyheaded Flyidigx Swift ParrogiVestern Plains Galaxaiic
Yarra Pygmy Perahdseven State significant fauna sp€aiggted surveys
forGrowling Grass Ftaria raniformiéarra Pygmy Peiannoperca
obscurand Western Plains Galaxallaxiellap, whichre listed under the
Environment Protection and Biodiversity @Gonstctd 99&PBC Actjvere
undertaken but delivered negative rEsalwift Parrot and Gegded
Flying Fox are not considered to make significant use of the study area.
1 One State significaagetatioocommunity was recorded within the study area
Coastal Moon#ioodland Community

The identified ecological features are shown on th&ppapdiatl

In addition, the assessment identifi@gdgbatdpulations=afstern Grd{angaroo
occur throught the study ar&de assessmaetommemrdthe preparation af
Kangaroo Management Plan as part of theptaeciimgt proceissorder to
addressoncernsegarding the sustainability of the populations, associated
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conservation/environmental isnpadtthe risk that future development poses (i.e. The assessmedentified a total gf94 individual trees and 113 groups and

land locking). patchescross the study arEae majority of trees are Bellarine Yellow Gums (740
or 61.2%), followed by Manna Gum (302 or 25.3%) and Swamp Gum (33 or 2.8%).
Ecology & Heritage Partners also prepasohimargiodiversity Impact and The trees of high and very high retention value were assessed as generally having

Offset RepdiBIOR)n accordance with the requirenfém$ermitted clearing of good health and structure and significant landscape value.
native vegetatipBiodiversity assessment guiddidzi2013)The study area
supports a total extent of 40.89 hexftagd/e vegetation, comprising 34.352ha of The prevalence of Bellarine Yellos(Buoalyptusucoxylon subgellarinensjs

remnant patches and 93 scattered trees eqlatitff thabitat hectaf¥ffsets acrosghe precin@ asignificant feature. The Bellarine Yellow Gum, a subspecies of

will be required for remoatfative vegetation. Yellow Gum, is endemic to the Bellarine and Surf Coast regions. These areas supg
the only known locations of this subspecies. The main populations occur in the Oce

The development of a Native Vegetation PrediNnstHRhasbesnundertakein Grove/Wallington and Tgrdaa Juc localities. The Bellarine Yellow Gum is listed

conjunction with the R&Btreamline planning permit applications for all future  as a threatened species undétaheeand Fauna Guarantee Acahf8s the
developmeand works witlthe precindte get at i on i dent i f i subjectafsan Actioe Stadementuddenttie tAdt. iThe Action Statement (DSE, 2003)
theNVPP can be cleared withdditional planning permit approvalQlsaiss notes that the size of existing popsladries from 20 to 200 individuals, however
52.17 of thdanning Scheme. most plants occur as isolated scattered trees. The populations of Bellarine Yellow (

are severely fragmented with an estimated population reduction of 95% over the la
The biodiversity assessment recommends that the areas of highest conservatidhrealgenerationsodiremnants aret meserved anggeneration and recruitment
beprioritised for retention in the NVPP. This uegetEmalongheSpring is insufficient to adequately replace mature trees. As a result the species is declinir
Creelcorridagrhigher quality areas of Heathy Woodland and Grassy Woodland area, extent and quality of habitat, with populations highly fragmented and populati
(particularly those containing Bellarine Yellparéasnof Coastal Alkaline Scrub  sizes often smalhother thres swamping of the limited gene pool as a result of
(supportinGoastal Moonah Woodland) and larger scattered trees (in particular hybridisation between subspecies through the planting of Yellow Gum species that
Bellarine Yellow Gums). not theBellarinsubspecies.

The Spring Creek valley harbours both remnant patches asgeuattmsid
Bellmi ne Yell ow Gum. These popul ations

. . . . along roadsides (particularly Duffields Road) and on private land (mostly the southe
ENSPECompleteeh arboriculturslirveyf the Spring Creek UGRientity, map portion of the precinct). The few remaining extant populations of Bellarine Yellow G

and assess trees of high and very high resergiomictare generally described inVictoria make the prevalent occurrence of yellow gums within the Spring Creek

as naturally occurring, locally indigenous trees in good condition with a moderate pr o . . . .
. . . . . valleyall themore significaamd uniquét is essential that the-teng preservation
long life expectanghpismay also include good specimens of other species and de? . . . .

of the species is facilitated through sensitive development, open space planning an

trees with high habitat value. . S . o
g conservation management. Maintaining biodiversity links between patches of the
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species is also crucial to ensure that regeneration, genetic diversity and populefioriThefield surveyndertakeidentified three previously unknown Aboriginal places

resilience is maintained. found on the floodplain and lower slope landferssuthem side of Spring
Creek: two artefact scatters of low to moderate density and ope low densit
Scattered remnant trees and windrows (both nativeadivémave significant artefact distribution.
landscape values that contribute to the character of the precinct and provide a
significant roosting and foraging resioupegticular hollbaaring treedor a A sensitivity map has been produced based on archaeologicakiamdstigation
variety of fauna species, including birds, reptiles, microlmatabnthanmals interpretation of known archaeological characteristics of the area, and an assessme
(e.g. Common Bruslatad Ringtdflossum). They create habitat links and local  of the likelihood of archaeological deposits being preseaTin¢hsensitivity
wildlife corridors across the wider landscape. mappinghows the following areas:
1 High sensitivity: Spring Creek floodplain (southern side)

Thearboriculturabsessment recommends f  Medium sensitivity: Spring Creek floodplain (norttsectisiae)jiaar Nu
I The protection and presenvatfargegroups of trees in open spacead Ruc floodplain, elevated landforms overlooking Spenhg40r&eKfields

reserves. Road and 220 and 260 Great Ocean Road
I The peservation of smaller groups and scattered trees on private land through Low sensitivity: all other areas

application afNVPPuse of covenants or building envelopes, and | Disturbance areas: houses, farm buildings/infrastructure, remnants of former

implementation of compliant tree protection zones during construction work.  commercial and recreation structures, roads and tracks, former quarry.
The identifietrees are shown on the maApndix2. The sensitivity pis included Appendi3.

The assessment recommends that the Spring Creek floodplain be reserved in the
open space network in order to minimise or avoid impacts to Aboriginal cultural
heritage-urther complex assessments will be required esapatariCultural

Heritage Management RiardMPforthe eighdevelopment sithatarewithin a

area otdtural heritage sensititgr t@pproval afevelopmetfitat is classified as

a high impact activtiiMPs are in preparation for two sites (80 and 140 Duffields
Road).

Ecology & Heritage Partners have complaigthal and Posntact heritage
assessmesifor the Spring Creek UGA.

AboriginalCulturaHeritage
The Spring Creek UGA is locatedWitthiaurung Countiige Wathaurung or

Wadawurrung people are part of the greater Kulin Nation in the Port Phillip and _
Western Port region. Postcontactreritage o _ _
The first European to visit the negadMilliam Bucklay1830an escaped convict

who lived withe Wathaurung people for 33 years before returning Riilfip Por
colony. By 1840 the Spring Creek valley was part of a pastoral run that extended fr
Torquay to Bellbrae and south to PoinTAel@pring Credks Ahas largely

Theheritag@assessment provides the following findings
9 Six previously registered Aboriginal places are tbratedP®Parea.
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remained in rutese primariljorcattle grazingincethe firsEuropean gkment.
The township of Torquay (originally named Puebla or Spring Creek) has been a
popular seaside holiday destination since the 1870s. The Land CapitilAssessment undertakedadffeywas commissioned to identify
areas of potential geotechmiealvironmental risk (inclyditential sources of
The assessment revealed that one hicdtamindtinatimaysaffett ehe futsre developméneof thevBprindiGreek UGA.€ |
Oc ean Ro adwhich id redistered on thenNational Heritage List, Victorian
Heritage Register and National Trust Régysproposed development or works  The report makes thibwing conclusidngelatioto the geotechnical issues
that is likely to have a significant impact on the place will require referral under ¢he The majority of the site is suitable for its intended use as residential and
EPBC Act to the Commohtivékinister for Environment. commercialith associated infrastructure and recreational areas

1 Due tolte presence of landslides and steep #lep&P should consider
The field survey did not record any additional historical heritage sites that are suitagifailed investigatiand/or stabilisation werkerelevelopment oceon

forstatutoryisting on a heritage instrument, but identified several potential naturabrfillslopes that are steeper than Bviditorethan 3nhigh
archaeologicgl features, i”C|Ud"_19: f The engineering recommendations preseetezportiare considered
1 The possible sabrface remains of a latecé@tury or early"2entury preliminarfprpurposes of informing potential developers/designers. Detailed
farmhousg225 Grossmans Road); investigations will be requiredébrstage in line with common industry
9 Possible remnants of an early alignment of Grossn{a85 Boassmans standards.
Road);

{ Earthworks associated with a possible former quarry site (100 Duffields Rogtkfollowing conclusi@ne mada relation to potahsite contamination issues
f Arennant of an early bitumen alignment of the Great Ocean Road (road regervehe potential fareviousctivities at the site to have significantly impacted soil
adjacent 24260 Great Ocean Road). quality or groundwater qusliopvHowever, the potential for localised

contamination has been identified in the fedoveies;

The assessment recommendgattt@ular care should be exercised in the vicinity of o  Presence séptic tanksnd bemial/fuel use and storagjearious

the potential former homestead at 225 Grossmans Road and the site of the potential  |ocations across the study area (low risk);

former quarry at 100 Duffields Road. If subsurface archaeological deposits are o  Imported fill material of unknown quality aguedigim risk)

uncovered during the course of degetppthworks within 30m of the site should o Use of herbicidpssticideandfertilisers at a viney@neédium risk);

cease and a qualified Heritage Advisor (or Heritage Victoria) contacted to investigatg. Possible formsheep dithigh gk)
o Potential asbestos containing material from burnt dowghighildsigs

The identifiedtpatiahistorical features are shown on the Apeatix3. f Options for addressing these potentially contaminated areas include avoiding
these areas feensitive land uses (i.e. residential, child care, schools etc.), or
confirmatgrsoil sampling in ithentified areas to determine contaminant status
and potential implicatfondevelopment.
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1 Soils with acid sulfate properties are present in the sgadumnelirig of
Spring Creek. Therefore, should excavation in aredlsecloeekdorm part
offuturedevelopmerd.f.for stormwater infrastructure orstithetures),
further Acid Sulfate Soil (ASS) analysis should be conducted to provide a
detailed characterisation of the soils in proximity to theaosesdciped
mitigation measures to prevent oxidation of the soils and the a@duction o
drainage.

The identified environmental and geotechnical features are shown on the ma|
Appendixs and 6

The Integrated Water Cycle Management (IWCM) Plan for Spring Creek pref
Barwon Wataims to embed best practice urban water cycle management into
Spring Creek UGA. It identifies IWCM solutions that provide for greater public
and liveality andhatenhance environmental vallesPlan deals with the various
aspects of the urban water cycle in a holistic way through collaboration and
cooperation across management jurisdictions.

The IWCM Plan defimesd packages of options whicld@mintegrated IWCM
solution for the precifbe solutions are intended as a working guide to aid the
identification of the preferred IWCM solution for Spring Creek as the developr
progresses through the planning and design stage.

SpringCreek IWCM Solutions

ASPECT

Waterways,
Wetlands,
Floodplains

Major Drainage

Land Use & Oper
Space

Stormwater
Management

Drinking Water

Sewerage

Alternative Water

* Optionghatrequire furthiwvestigation to determine viability

Solution 10 Meets
objectives

2 Meet SF2040.
Buffer 30m along
creek and 10m alol
drain lines

1 Piped network ar

end of line single

function retardatio
(hydrological)

1 Partially responds
natural land form a
has some degrefe «(
integration with wat
cycle assets

1 Tanks providing
some flow attenuati
prior to convention
conveyance to a
wetland for

retarding/treatmer
3 Connect to secul
centralised supply
3 Connect to secul

centralised sewera
network

1 No alternative wa
use

Solution D
Exceeds some
objectives

2 Meet SF 2040
BuffeB0m along
creek and 10m alc
drain lines

2 Piped network a
end of linmulti
functiometardaon
(hydrological/
biodiversity/
recreational)

2 Fully responds 1
natural land form
is integration witt
some water cycle
assets

2 Some treatment
streetscape throuy
bioretention and
swales, as well a
wetland

3 Connect to secu
centralised suppl
3 Connect to secu
centralised sewere
network

2 Rainwater tank

Solution 3
Exceeds all
objectives

3 Exceed $2040
Buffer 30m along
creek and 20m
along drain lines

3 Piped & day
lighted major
drainage networl
withmultifunction
retarding basin(s
partially distribute
across precinct

3 Fully responds
natural land form
fully integrated wi
water cycle assets
landscape and
surrounds

3 Attenuation an
some treatment i
streetscape throu
biocretention and
swales, as well a
wetland

3 Connect to secL
centralised suppl
3 Connect to secL
centralised
sewerage networ

4 Local stormwat
reusé

Source: Barwon Water, 2015
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o0 Alinear park and trail atbadull length of Spring Creek

o Alinear open space network and internal path/trail network which links the
The Servicing and Utilities Assessment Report completed by Spiire has assessed the Creek and the proposed comynfacitities and residential areas and
availability of existing service infrastructure and requirements for the provision of future connects to external trails and othén Mukguay
infragtucture to service development within the Spring Creek UGA, including roads,0 Land that is required for drainage pusposgsotect sites that have
drainage, sewerage, potable water, recycled water, electricity, gas and environmental, heritage and conservation vahastatdinks, sites with
telecommunications. The finding are preliminary only pending further resolution of the archa&obgical significance, signifiestation.
density and natufedevelopment and the outcomes of more detailed drainage arfii  Acomrnity facilighould be providedSpring Creek, which may include a
traffic studies. performing arts centre.

Overall the assessment found that there are no servicing constraints for future Tidsgnayan Juc supports a good rargesding and planre@inmunity
development. Existing sewer, water, electricity, gas and telecommunication netwiseggructure aretreatiofacilitieswhich will be accessible to future Spring Creek
can baugmented and extended from surrounding areas into the PSP area.  residents. Key facilities includengpaservesnd recreatidacilities

Reticulated recycled water is unlikely to be provided based on preliminary findiffgstibaltrickebvals, netbaburtssoccepitchestennigourtslawn bowls, golf

the IWCM Plan. coursel schoolgpvernmeind Catholprimangchoolandgovernment
secondargollegg family and early learning cemtegcatentrespublidibrary
community meeting sparebplaces of worshipese facilities do not need to be
reproduced in Spring Creek, hoveseron the recommendations of the
assessment and interagilevwby Councibfficerdt is considered that a rogdi
community centrensisting of several meeting r@ruarossible art spasiesuld

be provided within the Spring Creek necirsitef approximately hectare

The Community Infrastructure Assessment complet&bgah@Rakes the
following comments and recommendations regameiagfdnemmunity
infrastructure in Spring Creek:

1 The existing and planned early years facilities iRddodpawill have more
than sufficient capacity to cater for the kiedengaternal and child health and
long day childcare needs of Talgnajuc (including Spring Creek) at full
development. From a demand perspective, new early years facilities are notheSustainable Futures Plan Todgmayuc 2040ales provision for either a
needed in Spring Creek. Neighbourhood or Local Activity Ceh&8pring Creaouthsubprecinct. A

T An 8ha active open space resbowgd bprovideih Torquay to meet future ~ commerciassessment has beempleted by Tim Notletermirtaeappropriate
demandparticularly for lower profile sports such as rugby, hockey, baseballgize and location ofalgvity centrén important consideration is to ensure the
howeveior topographical and environmental reasons, it may not be suitablegentres of an adequate sizesiwvethedaily convenience neediefocal
locde the reserve in Spring Creek. population whilst avoiding undue @tréss surrounding netwaaktofitgentres

1 The open space netwoSpiing Creek should comprise the following: In particulair should not eratte pracy of the Torquay Town Centre
0 Atleast 2 local pankth playgrounds
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Taking into accotutire population growth and retail demand in the Torquay mafh Construction ofedt in/left outifitersection on the Great Ocean Road at No.

trade aredhe assessmemicommersdhe developent of amalheighbourhood
centre at Spring Cragthapproximated000rhof retail floorspdmg 202 with
provision for é820M supermarkéassuming residential development will
commence in 201BYy 2030 the centre could support 5000 floorspace,
including a fililhe supermark8uch a centre would requireeztares of laadd
wouldsupport aatchment 8f000esidentslhe design tfieinitiacentre would
need to allow it to grow into a full neighbourhooderéirre

The assessment advises that the most appropriate lbet@rirtois in the
soutkeast section of the precinct. This otigaes the best location to service
residents in Spring Creek, Great Ocean Views and Jaasibe abt impact
onthe trade areas of other centres.

The assessment also suggests thasthespéor up to two local activity centres of
up to 400heach in order to support community infrastructure or to provide
convenience services in areas thad\emedvalling dstancdrom other centres.
Such centregebestlocatean collector roagmt the Great Ocean Raad)

easily accessible by pedestrians to encourage walking.

A Transport Infrastructure Asses@m&has been undertaken by Traffix Group to
determine the required higher order internal road network, dacasssbicn
surrounding raadhtersection treatments and augmentation of roads and
intersections external to the site as a resulisg#drtca#fic volumes generated by

260providing access to a local access street.

1 Construction ohestern legt tle existing Duffields Road/Ocean View Crescent
roundabout

1 Construction @foundabout #ie intersection@fossmans Road/Messmate
Road andt the intersectiorDofffields Roaahdthe planned extension of
Beach Road

1 Upgrade of the Duffields Roadi@ans Road intersection.
Upgrades to Duffields Road and Grossmans Road to have 3.3intraffic lane
each direction and 1véiohesealed shoulders.

The recommended road hierarchy and intersections is shoviTaerRigoess
from Grossmans Roadeathstern precinct boundary is no longer proposed.

No other direct access onto the Great Ocean Road is supported biée/icRoads.
approved access to the Christian College school and kindergarten is interim only ai
ultimate access will be provided feonaimoad¥icRoads have also advised that

there is no need for duplication of the Great Ocean Road between Bell Street and
Bells Boulevard in the medium to long term. Any future upgrades can be
accommodated within the existing road fdseniersetions afervice roadmd
connectaoadsvould need to be set back from the Great OceasuRiumaeht
distancéoensure traffic does not interfere witfetlteOGean Rosuersections

The TIA also considered whether an internal vehiglesaessabieross
Spring Creelhe TIA concluded that a crossing would provide some traffic relief to
DuffieldRoad which is otherwise likely to marginally exceed the desirable maximun

pedestrian/bicycle links that connect with surrounding areas.

TheTlArecommends:
9 Construction afjsalised intersectionghe Great Ocdroadat Strathmore
DriveEast and Strathmore Dvistproviding access to collector.roads

sway against thi$iepeak hour traffic analysis suggests that whilst there will be
slightly geder traffic delaya drossing is not provided, these delays will not be
significant and all intersections surrdhegireginctan operate at an acceptable
standard
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Figure4: Recommended road hierarchy and accessiXT@up, 203)

Public Transport Victoria (PTV) have advisedsinathern part of the precinct

could be serviced byaeting one of the existing bus services that operate along
Duffields Road. The provision of bus services in the northern part of the precinct is
viable due to the limited population catgfthieribe precinct and surrounding

areas to the north and west.

3.10 Drainage and Hydrology

Spring Creeakthe receiving waterwayh®majority sformwater runsim the
development areeithiie majority of the catchmengfiiiectly towards Spring

Creek or its northern trib¢far Nu Rudjlows leave the precinct through culverts

in two locations under Duffields Rsathll catchment area in the-sastlof the

precinct discharges towards the Great Ocedtnistopdrative thiature

development within the study area maintains the present catchment drainage
discharge characteristics so as not to contribute to or exacerbate any downstream
flooding or water quality problems. The drainage strategy for the PSP area should
restrict postevelopment drainage flows tdgwelopment levaled ensure water
gualityneets coent best practisendards

ADrainage and Hydrology Stagdgompleted Byomkinson Grotgpestablish

existing hydrological flow conditions and to determiradityateatpent and

retardation requireménitgpostievelopment conditidie study recommends a
minimum number of 5 retarding basins for each catchment within the precinct to
maintain post development discharge from the adexétopreent levaldd a
combination of ponds, constructed wetlands and sedimentation basins to ensure w.
quality meets current best practice requirements.

The TIA recommends that the shared pathway network within the PSP area Coﬁn%(léupplementarbnvestigations
with the existing and future pathway network in surrounding areas as outlined in

Counci

0s

Pat hway

Strategy.

Supplementastudies have been undertitkéime Christian College sig?ap48
Great Ocean Road to enable the part o
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requiremengthe northern section comprising affproa)to be rezoned to UGZ

andtoform part dfie PSPStudies were completed in relabadteersity and

Aboiginal heritage (E&H Partaadinand cpability (Coffefhe results of these

studies are summarised as follows:

1 The biodiversity assessment identified that remnant native vegetation on the site
is confined to Swampy Riparian Woodland of modémateimmglSpring
Creek. The remainder of the study area comprises introduced and planted
vegetation present as crop, pasture, windrows and ornamental plantings.

1 The Aboriginal heritage assessment recorded one previously unregistered
Aboriginal Place: atetact scatter comprising 18 surface artefacts in the Spring
Creek floothin in the nortfest corner of the site. The assessment also
identified that the whole width of the site along Spring Creek is an area of
Aboriginal likelihoddnandatory CHMP lvé required prior to the issue of a
planning permit for residential subdivision.

1 The land capability assessfoent that there is medium potential for
contamination at the site ahtiséing and demolispeditry shedassociated
with the formagricultural use, imported fill and potential aShestidsthe
area be redeveloped for a sensitive use (i.e. child care centre, primary school or
residential dwelling), a site assessment from a suitably qualified environmental
professional would beiregl to determine whether an environmental audit is
required.
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