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1.0 INTRODUCTION
1.1.

Purposes

(1)

This report has been prepared on behalf of Kardinia Park Stadium Trust (the Trust) to
accompany and strategically justify the proposed Stage 5 redevelopment of GMHBA
Stadium (the stadium) at Moorabool Street, Geelong (Figure 1), by way of an Amendment
to the Greater Geelong Planning Scheme (GGPS) relying upon Section 20(4) and (5) of
the Planning and Environment Act 1987.

(2)

The Trust is established under the provisions of the Kardinia Park Stadium Act 2016 for the
following purposes, among others:
•

To administer the Kardinia Park Trust Land and other land and facilities for the
purposes of sports, recreation, entertainment and related social activities,
3

•

To provide for the planning development, promotion, use, operation and
management of any sports, recreation, entertainment, or related social or other
facilities and services for which the Trust has responsibility.

•
(3)

To provide power to re-reserve land at Kardinia Park.

The Kardinia Park Trust is the principal for the project and it has convened a Project
Steering Committee comprising:
•

(4)

Victorian State Government represented by:
o

Sports and Recreation Victoria (SRV)

o

Department of Premier & Cabinet (DPC)

o

Department of Treasury and Finance (DTF)

•

Cricket Australia (CA), and

•

Geelong Football Club (GFC).

This report details the nature of the uses and development outcome and the proposed
planning scheme amendment providing justification for each against:
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•

The Guidelines for Preparing Planning Scheme Amendments (2014),

•

Strategic Assessment Guidelines,

•

Ministerial Direction 11 – Strategic Assessment of Amendments, and

•

the relevant strategic planning policy and site context.
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Figure 1 – Location plan (source: Nearmaps, with emphasis added)

1.2.

Background

(5)

The existing Northern Grandstand at GMHBA Stadium was one of the first structures built
at Kardinia Park.

(6)

Redevelopment of this grandstand is warranted if the stadium is to realise its full potential
in meeting the diverse roles, changing needs and community expectations of a stadium of
regional and state significance.

(7)

The stadium is currently host to:
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(8)

•

International and domestic cricket (men and women),

•

International and domestic soccer (men and women),

•

Rugby league,

•

Rugby union,

•

Supercross championship,

•

Geelong Cats AFL and VFL men’s and VFL women matches,

•

Under 18 football matches and training,

•

Geelong Football League finals matches,

•

AFL National Under 16 and Under 18 Championships,

•

Auskick / Junior clinics,

•

Football Club Training,

•

Geelong football Umpires Association Training,

•

Geelong Cricket Club training,

•

Sports clinics,

•

Funerals and weddings,

•

Supporters days, and

•

Functions and conferences.

In September 2018, the Victorian Government announced a commitment of $102 million
towards the Stage 5 redevelopment of the stadium. In November 2020 in the lead up to
the State budget that commitment increased to $142 million enabling additional facilities
to be provided, and more refinements to be made to the Stadium, Cricket Hub and
associated plaza.

(9)

The project follows four previous stages of stadium redevelopment, commenced in 2003
(Figure 2). Previous stages have included:
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(10)

•

Stage 1: Hickey Stand (eastern side) - $26 million, opened May 2005,

•

Stage 3: Players Stand (southern end) - $47 million, opened May 2013, and

•

Stage 2: Premiership Stand (south-western side) - $30 million, opened April 2010,

•

Stage 4: Brownlow Stand (north-western side) - $90 million, opened May 2017.

Following completion of the Brownlow Stand in May 2017, the stadium’s capacity under
the Victorian Building Authority’s Occupancy Permit was increased to 36,000.
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Figure 2 – Kardinia Park Stadium stages of redevelopment (source: Nearmaps,
with emphasis added)

(11)

Stage 5 includes not only the last stage of the Stadium’s redevelopment and
transformation but also includes a new northern plaza and ‘cricket hub’ which will establish
a forecourt, meeting place and entry befitting a venue of the stadium’s importance in the
region.

(12)

This stage of the redevelopment will increase the total capacity of the stadium to 40,000
persons.
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2.0 THE PROPOSAL
2.1.

Introduction

(13)

This section of the report details the composition of the proposed use and development
outcome and outlines the form and content of the intended planning approvals process.

2.2. The use and development proposal
2.2.1. The commitment
(14)

The Stage 5 redevelopment will include:
•

Demolition of the Ford Stand, Gary Ablett Terraces, Polly Farmer Entry Gate,

•

Construction of a new 14,000 capacity northern stand to replace the Ford Stand

•

Increasing seating capacity benefitting from dripline coverage of 50-70%,

and Ablett Terrace, increasing the stadium capacity to 40,000,

•

Construction of a new major entry point into the stadium including a semi enclosed

•

Construction of a new pedestrian plaza linking Moorabool Street to the stadium,

•

general admission concourse with weather protection,
Provision of:
o

a new spectator and viewing stand including a wide range of hospitality
facilities over 4 levels,

o

activated, commercial lettable area at street level along Moorabool Street,

o

external function terrace area,

o

a new function room,

o

elite match day change rooms and lockers,

o

office space for Kardinia Park Stadium Trust,

o

security, briefing and operational facilities, including a state-of-the-art
venue control room,

o

a new main TV broadcast camera gantry for cricket events,

o

a loading dock and waste storage area,

o

new community cricket facilities for the Geelong Cricket Club including
change rooms, function room, kitchen and umpire viewing areas, and

7

STAGE 5 REDEVELOPMENT OF KARDINIA PARK STADIUM / PLANNING REPORT
DECEMBER 2020

o

a separate single storey building comprising 5 indoor cricket training
wickets and changing rooms as part of a new regional cricket hub for
Geelong, adjacent to the existing outdoor cricket nets.

2.2.2. The use and development proposal
(15)

The master plan to be relied upon in the Incorporated Document is shown in Figure 3.

8

Figure 3 – Master plan (source: Populous)

(16)

A schematic design - development plan which is likely to be submitted and endorsed in
the context of the gazettal of the amendment and Incorporate Document is submitted for
illustrative purposes at this stage and accompanies this report.

(17)

The scope and detail of proposed uses and activities to be offered in the stadium is
summarised in Table 1.

(18)

The master plan provides for the features identified in the election commitment, as noted
above.

(19)

The Grandstand would comprise:
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•

A building design that would integrate into the established oval of grandstands
surrounding the playing surface.

•

A tiered grandstand with a capacity of 14,000 persons and an ultimate capacity of
40,000 persons for the entire stadium.

(20)

The Schematic Design Report prepared by Populous and submitted alongside this
planning report provides a detailed appreciation of the scope and content of the use and
development proposed. The report includes an appreciation of the local and regional
strategic contextual references and urban context that have informed the design process
and outcome.

(21)

The schematic design has been developed from a detailed functional and technical brief
that has established the specific requirements of all stakeholders and prospective uses.

(22)

The Cricket Hub would be located to the north of the new grandstand as a new freestanding single storey principally glazed light weight building, comprising five practice
wickets, changing and meeting rooms and a first aid station.

(23)

The forecourt / plaza concourse would be key in establishing a passage of circulation
around the proposed stand linking Moorabool Street to the South Geelong train station
with the wider Kardinia Park and facilitating access for all abilities on both game days and
for everyday usage. It would comprise hard and soft surfaces, terraced walls and planting
enabling flexible use of spaces.

(24)

The influences upon and design intent for this pedestrian concourse are addressed in the
schematic design report.

(25)

It is intended as part of the site works to remove soil from within the current boundaries
of the stadium and relay that material under the new northern entrance and plaza.

(26)

Experience with earlier stages of the stadium refurbishment indicate that material contains
contaminates and its suitability and management should form part of the planning scheme
amendment process, as required by Ministerial Direction No.1. and State Environment
Protection Policy (Prevention and Management of contamination of Land).

(27)

Ministerial Direction No.19 specifically addresses the preparation and content of
amendments that may significantly impact the environment, amenity and human health.
It requires planning authorities to seek the views of the Environment Protection Authority
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(EPA) in preparing planning scheme reviews and amendments that could result in use and
development of land that may result in significant impacts on the environment, amenity
and human health due to pollution or waster.
(28)

Planning Advisory Note 73 – New Requirements for a planning authority to consult
Environment Protection Authority further details the requirements in this respect.

2.3. Proposed Planning Scheme Amendment
(29)

Planning approval to deliver the project is proposed to take the form of an Amendment
to the Greater Geelong Planning Scheme relying upon the Part 3 Amendment to Planning
Scheme provisions and Section 20(4) and (5) of the Planning and Environment Act 1987
(the Act) to apply the Specific Controls Overlay (Clause 45.12 GGPS) to that part of
Kardinia Park and the GMHBA stadium managed by the Trust, inserting a new
Incorporated Document at Clause 72.04 of the planning scheme. Clause 72.01 is to also be
amended to make the Minister the Responsible Authority for the project.
10

(30)

Section 20(4) provides that the Minister may exempt himself or herself from any of the
requirements of Sections 17, 18 and 19 of the regulations in respect of an amendment which
the Minister prepares, if the Minister considers that compliance with any of those
requirements is not warranted or that the interests of Victoria or any part of Victoria make
such an exemption appropriate.

(31)

Section 20(5) of the Act provides for the Minister to consult with the responsible authority
or any other person before exercising the powers under Sections 20(2) or (4).

2.4. The justification for relying upon section 20 of the Act.
(32)

The following considerations justify the application of Section 20(4) and (5) to the project.

(33)

In advancing this amendment the Trust has had regard to Planning Practice Note
Ministerial Powers of Intervention in Planning and Heritage Matters (November 2004) and
the Planning Advisory Note – A protocol for fast tracking amendments (March 2007).
•

The Minister for Planning has determined to prepare this planning scheme
amendment and will be the Planning and Responsible Authority as provided for by
section 8 of the Act.
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•

The Victorian government has committed the funding for the project.

•

Upon completion GMHBA stadium will be the premier multi sports stadium in
Regional Australia and for that reason will be a project of State significance in
Victoria.

•

The proposed works constitute the last stage of an extended redevelopment
project and present no major threshold questions in terms of consistency with the
planning policy framework or the community’s expectations for facilities
associated with sports and recreation on the land.

•

The staged nature of the revitalised and redeveloped GMHBA stadium has been
experienced and expected by the community and does not raise un-foreshadowed
and unannounced use and development outcomes that might otherwise be of
concern to the community.

•

The proposal is consistent with the strategic land use and development policy
intent of the Greater Geelong Planning Scheme.

•

The project is concerned with the rejuvenation and expansion of a similar existing
facility in the same location and provides for a more orderly and safer entry and
exit by the community to and from the established stadium.

•

The project must be implemented within a clearly defined timeframe governed by
the sports seasons, if the sporting activity and importance of the stadium in the
local community is not to be compromised. In this context construction must
commence with the completion of the 2021 football season in September 2021 and
be completed in time for 2023 season. Accordingly, an agreed time frame must be
assured by the pathway to planning approval.

•

The project is consistent with the purposes of Public Park and Recreation Zone,
upon which the Stadium is established.

•

The project will be an important contributor to the COVID-19 recovery, providing
for significant investment, employment and infrastructure in sports and recreation
with wide ranging benefits to the community that actively or passively participates
in sports at Kardinia Park.
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•

In pre-application discussion with the Minister’s office and the officers of the
Department of Environment, Land, Water and Planning (DELWP) it has been
agreed that the approvals process should engage with Greater Geelong City
Council and consultation be held with 500 proximate properties.

•

For this reason, Section 20(5) will include limited informal consultation.

•

Given the above critical time frames a Section 20(4) planning scheme amendment
is the most appropriate course of action to expediate the planning process.

12
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3.0 THE SITE AND ITS CONTEXT
3.1.

Central to a regional community

(34)

Kardinia Park Stadium is Victoria’s largest regional sports stadium, located within the
parkland setting of Kardinia Park, just over 1km south of the Geelong CBD.

(35)

The City of Greater Geelong is Victoria’s largest provincial city and is located 75 kilometres
south west of Melbourne.

(36)

The stadium is central to the community and culture of Geelong, as well as to the greater
region, including the Colac Otway, Golden Plains, Greater Geelong, Queenscliff and Surf
Coast municipalities. As well as centre of community activity the stadium is a major
employer in the region.

(37)

The stadium is home to the Geelong Football Club (the Cats), and hosts other tenants
including the Barwon Sports Academy, Football Federation of Victoria, Basketball Victoria
Country, Geelong Cricket Club, Cricket Victoria, Tennis Victoria and the Kardinia Park
Stadium Trust administration.

(38)

The stadium has hosted AFL, AFLW, VFL and VFLW matches, international cricket, Big
Bash Cricket, men’s and women’s elite soccer including A-League football matches, Rugby
Union, and Carols by Candlelight.

(39)

The Geelong Football Club moved to Kardinia Park Stadium from its former home ground
at Corio Oval in 1941.

(40)

Since then the stadium has played host to the Cats' most successful eras with premierships
in 1951, 1952, 1963, and more recently in 2007, 2009 and 2011.

(41)

The Cats are a successful club and its fan and visitor base are growing annually placing
pressure on the capacity of stadium and the need to provide for the facilities, services and
amenities expected by the community in a premier stadium in the 21st Century.

(42)

In addition, the Kardinia Park Stadium Trust wishes to develop the stadium to meet the
requirements of promoters to attract international music events and other more diverse
events to the area.
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(43)

The Trust has a strategic priority for the stadium to be more community orientated on
non-major event days.

(44)

The Cats are committed to making a difference in the community, with their aim to be
‘more than just a club’. As such the Geelong Football Club have ‘Cats in the Community’
programs with the central purpose to build a better and healthier community with a
special focus on youth.

(45)

The increase in the stadium’s capacity as part of the Stage 5 redevelopment would bring
increased economic investment into the area, including new jobs and economic activity.

(46)

As it stands, it is estimated that the stadium currently contributes $3-4 million to the
Geelong economy, each Cats home game.

(47)

The fifth and final stage of the redevelopment will complete the transformation of the
stadium from Victoria’s largest regional sports stadium to the best sporting stadium in
regional Australia.
14

3.2. The Site
(48)

The stadium is located at 370 Moorabool Street and 14 Kilgour Street, South Geelong (the
site) within the Kardinia Park precinct (the precinct).

(49)

The site is contained within Crown allotments 2204 and 2206 of Folio 775 and 777
respectively, within Volume 11825 (refer to Figure 4 below).
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Figure 4 – Plan showing Crown allotments 2204 and 2206

(50)

Crown allotment 2204 is managed by the Kardinia Park Stadium Trust under the Kardinia
Park Stadium Act 2016.

(51)

The adjoining Crown allotments 2205 and 2206 are managed by the City of Greater
Geelong as Committee of Management.

(52)

In order to simplify the approvals pathway and provide a sole authority for the
management of the land it is proposed to vary the boundary between the land managed
by the Trust and the Council under the provisions of the Kardinia Park Stadium Act 2016
and make the Trust responsible for all the land the subject of this request for a planning
scheme amendment and the on-going management of the land.

(53)

The Kardinia Park precinct is a regionally significant reserve, that was first proclaimed as
a public park in May 1872 by the Commissioner of Crown Lands.

(54)

The precinct includes the stadium as well as a diversity of other sports and recreation uses
and facilities such as the Geelong Cricket Ground, Kardinia Aquatic Centre, Kardinia Park
Netball Complex, Kardinia Senior Citizens Centre, West Kardinia Oval and public
parklands.
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(55)

The diversity of uses and facilities serve the recreational and open space needs and
expectations of visitors and residents of the surrounding suburbs of Geelong, South
Geelong and Newtown as well as regional and national visitors to the precinct.

(56)

The land subject to the Stage 5 redevelopment comprises the northern end of the Kardinia
Park Stadium, the associated at grade parking area, the Polly Farmer Entry Gate, and the
parkland area in the north eastern corner of the precinct which includes public pathways
and landscaping, adjacent to the outdoor cricket nets and the Geelong Cricket Ground.

The context to the site
(57)

The site is bound by Moorabool Street to the east and surrounded by Crown Land to the
north, west and south forming the balance of the Kardinia Park precinct.

(58)

More specifically, the site adjoins the Geelong Cricket Ground and outdoor cricket nets to
the north, the Kardinia Park Netball Complex and West Kardinia Oval to the west, and the
Kardinia Aquatic Centre to the south.

(59)

The Kardinia Park precinct itself is bound by the following interfaces:
•

To the north east is the main Melbourne to Geelong railway line, with residential
properties beyond this on Carr Street;

•

To the east and south east is Moorabool Street, with various commercial properties

•

To the south west is Park Crescent, with a service station and residential properties

•

To the west is a section of the Princes Highway (aka Latrobe Terrace), which is an

beyond;
beyond;
important commuter and freight route that links Melbourne to Geelong, the Bellarine
Peninsula and south west Victoria; and

(60)

•

To the north west is Kilgour Street, with residential properties beyond.

This report relies upon the Schematic Design Report to provide a more structured and
systematic appreciation of the strategic and urban context to the proposal.
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4.0 PLANNING CONTEXT
4.1. Zoning
(61)

The stadium is located within the Public Park and Recreation Zone (PPRZ) (Figure 5).

(62)

No planning scheme overlays affect the site.

(63)

The purposes of the PPRZ are:
•

To implement the Municipal Planning Strategy and the Planning Policy Framework.

•

To recognise areas for public recreation and open space.

•

To provide for commercial uses where appropriate.

•

To protect and conserve areas of significance where appropriate.
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Figure 5 – Zoning map (source: State Government of Victoria)

Use
(64)

The main use of the proposed Stage 5 redevelopment is statutorily defined as a ‘Major
Sports and Recreation Facility’.

(65)

A Major Sports and Recreation Facility is defined as:
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Land used for leisure, recreation or sport and where there is substantial provision
made for spectators, such as a grandstand and to which spectators are usually
charged admission.
(66)

This land use also includes associated ancillary activities including merchandising food and
drink premises, and administration.

(67)

The proposal also includes the separate cricket hub which is defined as an ‘Indoor
Recreation Facility’.
•

A building used for indoor leisure, recreation, or sport.

(68)

It is noted that none of these uses are included as Section 3 ‘Prohibited Uses’ within PPRZ.

(69)

Office and Retail premises are listed as Section 2 ‘Permit Required’ uses and must be
conducted by or on behalf of a public land manager.

Buildings and works
(70)

A permit is required to:
•

Construct a building or construct or carry out works. This does not apply to:
−

Pathways, trails, seating, picnic tables, drinking taps, shelters, barbeques,
rubbish bins, security lighting, irrigation, drainage or underground
infrastructure.

−

Playground equipment or sporting equipment, provided these facilities do not
occupy more than 10 square metres of parkland.

−

Navigational beacons and aids.

−

Planting or landscaping.

−

Fencing that is 1 metre or less in height above ground level.

−

A building or works shown in an Incorporated plan which applies to the land.

−

A building or works carried out by or on behalf of a public land manager or
Parks Victoria under the Local Government Act 1989, the Reference Areas Act
1978, the National Parks Act 1975, the Fisheries Act 1995, the Wildlife Act 1975,
the Forest Act 1958, the Water Industry Act 1994, the Water Act 1989, the
Marine Act 1988, the Port of Melbourne Authority Act 1958 or the Crown Land
(Reserves) Act 1978.

−

Subdivide land.
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(71)

Further, the Schedule to Clause 36.02 outlines that the proposed advertising signs for land
at the sports stadium at Kardinia Park is classified in Category 2 – Low limitation - in which
no form of signage is prohibited but a planning permit may be required for promotion
signage.

4.2. Planning policy considerations
4.2.1. Regional development policy and the stadium
(72)

The further development of the stadium is identified in State government policy on
regional development and planning.

(73)

State planning policy encourages focusing investment and growth in Greater Geelong
(Clause 11.01-1S GGPS).

(74)

Regional planning policy outlines a strategy to support the role of Central Geelong as a
major regional city and revitalise and strengthen its role as Victoria’s second city 1.

(75)

Outcome 7 of Plan Melbourne 2017-2050 provides for Regional Victoria’s to be productive,
sustainable and supporting jobs and economic growth.

(76)

Part of that opportunity is envisaged in the tourism sector, another major driver for
Regional Victoria.
“With new investment in infrastructure and improvements to marketing, product
development and the visitor experience there are huge opportunities for regional
Victoria to increase its share of the tourism market”, and
Victoria’s Regional statement clearly articulates that government investment and
decision making in regional Victoria will reflect the strategic priorities regional
communities have identified for themselves across economic social and
environmental issues.

(77)

Victoria’s Regional Statement – Your Voice, Your Region, Your State (2015) specifically
identified funding for the new grandstand project to improve facilities and increase

1

Clause 11.01-1R GGPS
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capacity, as a form of investment ensuring that regional people can access top quality
sport and the best facilities.

4.2.2. Reinforcement of major sports precincts
(78)

The Planning Policy Framework seeks:
•

to increase access to the arts, recreation and other cultural facilities reinforce the
existing major precincts for sports and major events of state-wide appeal. 2

•

to identify and address gaps and deficiencies in social and cultural infrastructure,
including additional regionally significant sporting facilities 3

(79)

Kardinia Park is identified as a key piece of regional infrastructure in the G21 Region
Economic Strategy (2014) within the category of social, health, education, tourism and
recreation.

4.2.3. Open space planning
(80)

The upgrading of the stadium can be fairly seen as giving effect to the objective and
relevant strategies of the planning policy framework addressing open space.

(81)

It will contribute to:
•

Managing and improving the diversity and integration of the network of public
open space and move towards meeting community needs. 4

•
(82)

The development of a comprehensive, safe and accessible open space network. 5

The policy expectation is that:
•

Urban open space provides for nature conservation, recreation and play, formal
and informal sports, and social interaction.

Clause 19.02-3S GGPS
Clause 19.02-4S GGPS
4
Clause 19.02-6S GGPS
5
Clause 21.08-4 GGPS
2

3
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•

Community sports facilities will be accommodated without detriment to other park
users,

•

Exclusive occupation of parkland by community organisations restricts activities
consistent with management objectives of the park with a view to maximise broad
community access to the open space.

(83)

The Stage 5 proposal essentially replicates the established footprint of the existing
secured grandstand and does not entail a material incursion onto the existing public open
space readily available to the community. The cricket hub is to be established in a location
where part of the park has historically been set aside for the development and delivery of
cricket.

4.2.4. Tourism development
(84)

The upgrade of the stadium can also be valued as a positive contributor to regional
tourism planning policy.
•

Clause 17.01-1R of the GGPS seeks that Greater Geelong build on the region’s
competitive strengths, including tourism to strengthen the economy.

•

Clause 21.07 (GGPS) seeks to support development within the strategic growth
sectors including tourism.

(85)

The Stadium has an established role in hosting inter-state visitors in the region for a range
of sports and entertainment attractions and its further development will enable more to
attend events and enjoy the attractions and events in improved surrounds.

4.2.5. Contaminated and potentially contaminated land
(86)

The proposal provides for an estimated 5,600 cubic metres of contaminated soil to be
relocated and relayed on land internal and external to the stadium, including under the
capping of the northern plaza.
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(87)

Environmental risk planning policy is relevant to the strategic merits assessment. It seeks
to ensure that potentially contaminated land is suitable for its intended future use and
development and that contaminated land is used safely 6.

(88)

A nominated strategy provides for applicants to provide adequate information for the
potential of contamination to have adverse effects on future land use.

(89)

In documentation prepared by Coffey Environments Australia detail is provided on the
nature of soils to be relocated and the management of that material.

(90)

The views of the EPA have been sought and are submitted as part of the proposal.

(91)

An environmental management plan was developed for the landscaped soil mounds in the
south west portion of Kardinia Park in August 2012 and amended in October of the same
year. A further management plan is submitted as part of this proposal.

4.2.6. Built environment and urban design
22

(92)

Clause 15 of the Planning Policy Framework seeks that development appropriately
respond to its surrounding landscape and urban character, valued built form and cultural
context.

(93)

The Stadium and Kardinia Park are regionally significant communal and civic spaces and
a landmark in the southern part of Geelong.

(94)

The completion of the stadium and the design and layout of the public spaces and cricket
hub to its north present a unique and final opportunity to significantly enhance the
presentation, functionality and contribution that the space makes to the public perception
and experience of the Park and its environs and its relationship to Central Geelong.

(95)

The Urban Design Guidelines for Victoria (2017) seek to ensure a well-managed, high
amenity public realm (Objective 1.5.6), to achieve attractive and vibrant public spaces
(Objective 3.1.2) and to emphasise a sense of place and character in local parks (Objective
3.3.4).

6

Clause 13.04-1S GGPS
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(96)

The City of Greater Geelong, is currently developing a Master Plan for the Kardinia Park
precinct. The Master Plan will align with the Stage 5 redevelopment presenting a 30-year
vision for the entire precinct.

(97)

The City of Greater Geelong is preparing South Geelong Urban Design Framework (UDF)
the boundaries of which include Kardinia Park (Figure 6).
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Figure 6 – UDF Study Area map (source: City of Greater Geelong)

(98)

A draft of the UDF was endorsed by the Council in July 2020. It seeks to increase housing
density in and around the South Geelong Station and to improve pedestrian connections
to and from the train station and within the broader study area.

(99)

The UDF has informed the layout and design of Stage 5 and the siting and orientation of
the cricket hub.
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(100)

The outcomes of the UDF would provide improved pedestrian connectivity between the
two identified activity nodes in the area, GMHBA stadium and South Geelong Station, It
also provides for improved bike connections along Moorabool Street.

(101)

The draft UDF considers how parking should be shared and managed in the area in the
future, which may impact the way Kardinia Park is accessed on event days.

4.3. Urban design review
(102)

The project has been subject to discussions with the Office of the Victorian Government
Architect.

(103)

As result of those discussions. and the budget commitment, the schematic development
plans have been revised and will be further refined in the design development stage to:
•

provide further articulation of the masonry at the base and along the full façade of
the stadium while ensuring the tripartite materials and finishes for the facade is
retained,

•

result in a terminating view of the stadium from Lonsdale Street,

•

amplify the entries to the stadium by drawing upon the folded and crenelated
structure and canopies of the roof and façade,

•

refine the arrival sequence at the stadium by moving the entry portal one bay to
the east to ensure the main entrance is visible and access is more intuitive,

(104)

•

reposition the cricket hub so that the visual axis to the main entrance is clearer,

•

improve access to the museum and retail spaces and so activate the plaza further,

•

enhance the sustainability aspirations and demonstrate best practice,

•

enhance the public plaza as a ceremonial space,

•

relocate car parking away from the plaza space.

The project team will continue to work with Council on the Kardinia Park Master plan and
how the project can contribute to wider changes in the context of the site.
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5.0 STRATEGIC JUSTIFICATION
5.1.

Consistency with the objectives of planning in Victoria

(105)

An amendment to the Greater Geelong Planning Scheme must be able to demonstrate
that it will implement the objectives of planning in Victoria.

(106)

The staged redevelopment of the stadium as a ‘Major Sports and Recreation Facility’ and
provision of the cricket hub as an ‘Indoor Recreation Facility’ is consistent with the
objectives of planning in Victoria as detailed at Section 4 of the Planning and Environment
Act.

(107)

The following objectives are particularly pertinent to the outcomes to be expected from
the delivery of the project:

(108)

•

To provide for the fair, orderly, economic and sustainable use and development of

•

To secure a pleasant, efficient and safe working, living and recreation environment

•

To protect public utilities and assets and enable the orderly provision, and

•

To facilitate development in accordance with the objectives, and

•

land,
for all Victorians and visitors to Victoria,
coordination of public utilities and other facilities for the benefit of the community,
To balance the present and future interests of all Victorian.

In so far as this proposal seeks to finalise the expansion of the stadium and upgrade some
of the community infrastructure within the precinct, the proposal will have a beneficial
impact on the economy, tourism, and the health and wellbeing of residents and visitors.

(109)

The proposal provides for orderly development. It recognises that there are strong
synergies between the facilities that GMHBA Stadium requires, and from which the
community can gain considerable benefit by having complementary recreational facilities
and supporting services upgraded in a substantial, accessible and consolidated precinct.
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5.2. Consistency with the Strategic Assessment Guidelines for
Preparing and Evaluating Planning Scheme Amendments
(Planning Practice Note 46)
1. Why is an amendment required?
(110)

An amendment is required to ensure the timely approval and implementation of a long
standing and publicly announced State Government commitment to a project of State
significance.

(111)

The amendment is also required to include site specific controls in the planning scheme
for the orderly further development of the stadium, the cricket hub and the new civic
space to the stadium’s north.

(112)

The amendment takes the form a Specific Control Overlay to be applied to the relevant
part of the stadium and Kardinia Park. A new Incorporated Document will be added at
Clause 72.04 detailing the form and application of the new controls. Clause 72.01 is to also
be amended to make the Minister the Responsible Authority for the project.

2. Does the amendment implement the objectives of planning and
address any environmental, social and economic effects?
(113)

This report has detailed how the proposal is aligned with the objectives of the planning
policy framework and is consistent with the objectives of Section 4(1) and 12(1)(a) of the
Planning and Environment Act.

(114)

The economic effect of the proposal would enable the region to host larger and more
diverse events with facilities that would be more attractive to local, Victorian, national and
international visitors.

(115)

Aside from the additional jobs created by the larger facility and its diverse supporting
activity the proposal is appropriately seen as part of the regional sports and events
infrastructure which will draw tourism to the region.

(116)

The social effect of the proposal will be positive, providing improved opportunities for
social engagement and recreational / sports activities in the region. The improved facilities
will serve to encourage visitors to the park and stadium to linger and engage.
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(117)

The museum will capture and retain for the communities benefit the legacy and heritage
of the sporting history of Geelong, and the clubs that have contributed to the city’s
reputation among various codes.

(118)

The Stadium and hub will positively contribute to skills and experience, the health and well
being of the community.

(119)

The environmental effect of the proposal is to re-purposing of a small portion of the
existing parkland to providing space for the cricket hub and the pedestrian plaza linking
Moorabool Street to the stadium.

(120)

An environmental effect is associated with the supervised capping of contaminated soil
under the plaza. The safety of the community in this respect is addressed by the proposed
Amendment to the exiting Environmental Management Plan for Kardinia Park.

3. Does the amendment address relevant bushfire risk?
(121)

The amendment does not present any bushfire risk and the site is not located within a
Designated Bushfire Prone Area.

4. Does the amendment comply with all the relevant Minister’s
Directions
(122)

The preparation of the amendment has had appropriate regard to the following Ministerial
Directions.
Ministerial Direction – Form and content of planning schemes

(123)

The amendment documentation has been prepared in accordance with the requirements
of the Ministerial Direction.
Ministerial Direction 1 – Potentially contaminated land

(124)

Part of the site includes public open space. Contaminated soil will be laid and capped on
that land. The written opinion of the EPA has been sought. The conclusion is the
contamination will not pose a threat to the community and the land can be used safely for
its intended purpose subject to the requirements of the EPA.
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Ministerial Direction 11 - Strategic assessment of amendments.
(125)

This section of the report addresses the required assessment under this Direction.
Minister Direction 15 – The planning scheme amendment process.

(126)

The timeframes advanced in this direction to not apply to amendments proceeding in
accordance with Section 20(4) of the Planning and Environment Act.
Ministerial Direction 19 – Information requirements for amendments that may result in
impacts on the environment amenity and human health.

(127)

The written views of the EPA as required by this Direction have been sought.

5. How does the amendment support or implement the Planning Policy
Framework (PPF)?
(128)

Section 4.2 of this report has addressed how the amendment supports and implements
the Planning Policy Framework.

6. How does the amendment support or implement the Local Planning
Policy Framework (LPPF) and, specifically, the Municipal Strategic
Statement (MSS)?
(129)

The amendment will assist the achievement of the following planning local policy
objectives.
•

The City of Greater Geelong Sustainable Growth Framework (clause 21.01) as it
references building sustainable infrastructure.

•

The Objectives – Strategies and Implementation of Clause 21.03 as it references
economic development and employment and Geelong’s role and function as
Victoria’s largest regional city and its regional level infrastructure fostering
recreation

and

tourism

development.

and

development

and

community

infrastructure (Clause 21.07).
•

Similarly, the proposal furthers the attainment of those policy objectives for
Development and Community Infrastructure (Clause 21.03 and 21.08 GGPS) and
the creation of comprehensive, safe and accessible open space.
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•

Clause 22.71 of the GGPS addresses environmentally sustainable development.
While the proposal will not require a planning permit, as a result of the Amendment,
the proposal seeks to meet the objectives of that policy as it seeks to achieve best
practice in terms of environmentally sustainable development. The proposal
includes proven commercial techniques, provisions appropriate to the scale of the
development and site-specific opportunities and constraints.

7. How does the amendment support or implement the Municipal
Planning Strategy (MPS)?
(130)

A MPS has not been drafted for the Greater Geelong Planning Scheme.

8. Does the amendment make proper use of the Victoria Planning
Provisions?
(131)

The amendment relies upon the Specific Controls Overlay at Clause 45.12 and an
Incorporated Document because the control is confined to one site and provides a proven
technique to enable the prompt endorsement of plans that are generally in accordance
with an approved master plan. The tool is also appropriate for a development that might
be delivered in stages.

9. How does the amendment address the views of relevant agencies?
(132)

Sports and Recreation Victoria (SRV) is a partner in the delivery of the 5th Stage of GMHBA
Stadium and its involvement alongside DPC and DTF in the project confirms the strategic
importance of the project to the region and the State as a host for local, national and
international events with view to the venue attracting in excess of 400,000 visitors per
annum.

(133)

Environmental Protection Authority has commented upon the proposal to redistribute and
relay contaminated soils on part of the site.

(134)

City of Greater Geelong has and will continue to provide feedback on the planning and
urban design merits of the proposal.

(135)

Discussions were held with the Office of the Victorian Government Architect and the
proposal has been modified in response to those discussions.
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10. Does the amendment address the requirements of the Transport
Integration Act 2010?
(136)

The amendment provides for the further improvements of pedestrian connections
between a major regional destination and the South Geelong Station furthering social and
economic inclusion, economic prosperity, integration of land use and transport and the
safety, health and wellbeing of the community as sought by Division 2 of Transport
Integration Act 2010 (TIA).

11. What impact will the new planning provisions have on the
administrative costs of the responsible authority?
(137)

This proposed amendment will create minimal administrative cost to the responsible
authority (Office of the Minister of Planning), being confined to the review and
endorsement of development plans.

5.3. Consistency with Ministerial Powers of Intervention in
Planning and Heritage Matters (Planning Practice Note 29)
(138)

The proposed amendment is of genuine State significance, and the determination of the
application by the Minister for Planning will have a beneficial effect on the timely delivery
of sports infrastructure during a period of economic recovery as a result of COVID-19.

(139)

The expediated approval of the amendment will also have beneficial implications beyond
the immediate locality of Geelong, given the Stage 5 redevelopment construction is
scheduled to commence in late 2021. The construction of the final part of the
redevelopment will generate a considerable amount of employment and stimulus for the
local economy.

(140)

The amendment and its associated development project are the final stage of stadium
project that will have been reasonably foreshadowed by the community.
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6.0 DEVELOPMENT IMPACT
6.1. Use
(141)

The site has an established lawful use right as a ‘Major sports and recreation facility’ given
the number of years it has been used as a multiple events stadium.

(142)

As part of the stadium and cricket hub development a series of specialist uses will be
established all of which would be appropriately characterised as ancillary to the primary
use.

(143)

The principal impact of the use proposal is that the current capacity of the stadium will
increase by 4,000 persons.

6.2. Design and siting
31

(144)

An urban context and design statement have been prepared by the project architect and
accompanies this report and the request for a planning scheme amendment.

(145)

In summary the design concept and urban design response has been influenced by the
vision to integrate the 5th Stage of GMHBA into the framework and built form themes
established by the earlier stages of redevelopment. This has influenced the footprint of
the building, the placement and modelling of built form and the overall height of the
development.

(146)

The choice of materials and the design detail has its source and reference to the
architecture and materials of early industrial Geelong as well as themes and finishes to be
found in the earlier stages of the development.

(147)

The cricket hub would be a new structure in the north east portion of Kardinia Park,
providing a closed and sheltered environment for the practice and development of cricket
skills. It has been located in a part of the park that will be the subject of more intense use,
on events days and is to be sited in the area set aside for the growth and development of
replacement wickets.

(148)

The cricket hub building would have a relatively small footprint and a low-profile presence,
with views and access to the expanses of the park at either end of the building.
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(149)

The northern plaza is conceived to provide a more robust and attractive functional space
to the stadium and hub and an improved connection to the South Geelong station and the
Geelong CBD.

(150)

The design seeks integrate with the more intense development of Geelong South and
Moorabool Street, as foreshadowed in the draft urban design framework for that locality.

6.3. Environmental issues
ESD
(151)

An environmentally sustainable development strategy has underpinned the design
process. A report detailing that work and its alignment with Council’s local planning policy
on Environmentally Sustainable Development forms part of the documentation supporting
this amendment.

(152)

The ESD vision and strategy are built upon a series of themes including:
•

Minimising energy use and a carbon footprint.

•

Minimising waste and maximising the use of sustainable materials during
construction and improving opportunities for recycling during operations.

(153)

•

Minimising the use of water.

•

Reducing the use of private cars by Stadium users by 20%.

Providing an indoor and outdoor space which is comfortable and safe for all users.

Storm Water Management
(154)

An outline stormwater management assessment and strategy has been undertaken by
Aurecon and is submitted in justification for the amendment.

(155)

The plan advances a stormwater quantity objective that the development will not
generate additional flow for minor (10% Annual Exceedance Probability((AEP) and major
(1% AEP) storm events to Council assets and roadways.
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(156)

The storm water quality objectives seek to apply a series of water sensitive urban design
principles, which match the EPA Victoria Urban Stormwater Best Practice Environmental
Management Guidelines.

(157)

The storm water quantitative objective will be achieved by utilising smart rainwater tanks
with a capacity of 49 m3 within the building footprint to attenuate water to achieve
predevelopment conditions. Such tanks use technology to ensure tanks are empty prior
to storm events.

(158)

The stormwater qualitative objective will be achieved by rainwater harvesting and rain
gardens treating stormwater prior to discharge to Council’s legal point of discharge.

Contamination
(159)

An environmental assessment and management report and the views of the EPA will be
submitted in due course.

6.4. Traffic and Car Parking
(160)

The provision of car parking at Kardinia Park is a matter to be addressed through the
concurrent master plan process for the park as an integrated whole and is not assessed in
isolation for the final stage of the stadium.

(161)

The proposal provides for the creation of additional car spaces to be located adjacent the
southern boundary of the railway embankment and the cricket hub, accessed from
Moorabool Street. These spaces are for use by the cricket hub and do not seek to provide
for the increase of the 4,000 increase in stadium capacity.

(162)

The sustainability plan accompanying the amendment seeks to reduce the reliance of
events attendances upon the private car by 20%. The plan would be undermined by
providing dedicated off street parking for the new stadium.

(163)

Sustainable transport options to the stadium include rail, with the South Geelong Railway
Station being located approximately 500 metres to the east of the stadium. This train line
provides regular services running between Geelong and Melbourne.

(164)

A bus stop is located out the front of the stadium on Moorabool Street which serves bus
routes 24, 41, 42, 50, 51 and 55, which all travel to and from central Geelong.
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(165)

Kilgour Street and Yarra Street have on-street bicycle facilities close to Kardinia Park, and
the pedestrian routes to the stadium are typically utilised along the main corridors
between South Geelong and the Geelong CBD on roads such as Moorabool Street and
Gheringhap Street.

(166)

In a traffic report for Stage 4 of the redevelopment GHD indicated that on match days
there are approximately 1,489 car parking spaces in the Kardinia Park precinct. These car
parks are staffed and consist of formal and informal car parking areas. It was noted in the
2012 Aurecon Civil and Traffic Design Report that car parking occupancy was close to
capacity on match days.

(167)

The land uses on streets surrounding the stadium are a mixture of residential and
commercial. Parking is predominately unrestricted during matchday periods (typically
weekends). Data in the 2012 Aurecon Civil and Traffic Design Report indicates that
spectators will park up to 1.8 kilometres from the stadium. It is expected that this will
continue to be the case with the proposed redevelopment.

(168)

The western side of Moorabool Street adjacent to the stadium complex is used for coach
parking on matchdays.

(169)

It has been noted that there are a total of 1,489 car parking spaces available in Kardinia
Park (889 in formalised areas as well as 600 spaces in the southern area of Kardinia Park).
Potentially the possible net increase in car parking demand could be accommodated in
the existing formal car parking areas with the option to consider opening other car parking
areas (e.g. the Southern Car Parking area) during busier periods.

6.5. Service area
(170)

A loading / unloading and service area will be located under the stadium able to
accommodate articulated vehicles up to 19.5 metres in length and including coaches.

(171)

During the course of preliminary development planning, the Trust has been asked to
consider an alternative location for such a facility other than with access off Moorabool
Street, directly opposite Lonsdale Street.

(172)

The need for such a facility proximate to the principal street frontage is essential for the
properly and orderly operation of the venue. That access has been historically associated
with the area currently occupied by the Ablett and Ford Stands. With the earlier

34

STAGE 5 REDEVELOPMENT OF KARDINIA PARK STADIUM / PLANNING REPORT
DECEMBER 2020

redevelopment of the balance of the stadium this necessary infrastructure must be located
as part of Stage 5.
(173)

The consequential siting, design and operational strategy has been focussed upon
minimising its impact upon the safe operation of the local road network and the
appearance and presentation of the building with its service area to the public realm.

(174)

The management of the traffic associated with the service area is addressed in a separate
report accompanying this amendment prepared by Aurecon. That report addresses the
projected accumulation of vehicles and how most vehicles will be able to approach and
leave the service area in a forward gear. The report addresses the traffic management
strategy applying to the ingress and egress of larger vehicles.

(175)

The presence and presentation of the loading bay / service area is addressed in the
schematic development plans. That plan provides for the following features that are
included in the design to ensure that its presence is an integrated and recessive feature of
the overall built form composition.

6.6. Local Community
Light and Noise
(176)

The Proposal does not include any additional major stadium floodlighting and the inclusion
of an increase of 4,000 patrons in a stadium able to accommodate 40,000 persons in a
more enclosed structure will not result in a material change to the acoustic or lighting
environment.
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7.0 CONCLUSIONS
(177)

The amendment provides for the delivery of a project of State significance with
considerable benefit to persons from the Greater Geelong Region, national and
international visitors.

(178)

The amendment aligns with the commitment of the Victorian government to the final
stage of GMHBA Stadium.

(179)

The amendment and project will facilitate Geelong being able to host a broader range of
sports and other events in safer and more attractive surrounds for all active and passive
participants.
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ATTACHMENT 1: STATEMENT OF CONSIDERATIONS
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Planning Report

Stage 5 Redevelopment of Kardinia Park Stadium

Address

370 Moorabool Street and 14 Kilgour Street, South
Geelong

Planning Policy Framework

•

Clause 11 – Settlement

•

Clause 11.01-1R – Settlement - Geelong G21

•

Clause 13.05-1S – Noise abatement

•

Clause 15.01-1S – Urban design

•

Clause 15.01-4S – Healthy neighbourhoods

•

Clause 17 – Economic Development

•

Clause 17.01-1R – Diversified economy - Geelong G21

•

Clause 17.04-1S – Facilitating tourism

•

Clause 19.02-4S – Social and cultural infrastructure

•

Clause 11.01-1S – Settlement

•

Clause 11.03-6S – Regional and local places

•

Clause 15 – Built Environment and Heritage

•

Clause 15.01-2S – Building design

•

Clause 15.01-5S – Neighbourhood character

•

Clause 17.01-1S – Diversified economy

•

Clause 17.02-1S – Business

•

Clause 19.02-3S – Cultural facilities

•

Clause 19.02-6S – Open space
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Local Planning Policy Framework

Zone

•

Clause 21.02 – City of Greater Geelong Sustainable

•

Clause 21.04 – Municipal Framework Plan

Growth Framework

•

Clause 21.07 – Economic Development and

•

Clause 21.08 – Development and Community

•

Clause 22.03 – Assessment Criteria for Retail Planning

•

Clause 22.71 – Environmentally Sustainable

Employment

Infrastructure

Applications

Development

•

Clause 36.02 – Schedule to the Public Park and

•

Clause 36.02

•

Clause 52.17 – Native Vegetation

•

Geelong Retail Strategy, June 2006.

•

Study of Open Space Networks, City of Greater

•

Geelong Economic Development Strategy 2005-

Recreation Zone Schedule 1 (PPRZ)

Overlays
Permit Triggers
Particular Provisions

Reference Documents

•

Clause 52.06 – Car Parking

•

Clause 65 – Decision Guidelines

•

Council Plan 2018-2022

Geelong, 2001.

2010, City of Greater Geelong, 2005

39

STAGE 5 REDEVELOPMENT OF KARDINIA PARK STADIUM / PLANNING REPORT
DECEMBER 2020

Other Documents

•

Council Plan 2018-2022 Update 2019-20

•

G21 Regional Growth Plan April 2013

•

Geelong: A Great Place to Play 2012 – 2021 -Geelong

•

Greater Geelong Physical Activity Strategy 2014-2017

•

G21 Region Economic Development Strategy 2014

•

G21 and AFL Barwon Regional Strategy April 2015

•

Play Strategy

Indoor Recreation Facilities Strategy Final Report May
2014
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