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26. AMENDMENT C338 AND PLANNING PERMIT 1418/2015 - THORNHILL 
ROAD HIGHTON - CONSIDERATION OF PANEL REPORT AND ADOPTION 

Source: Planning and Development 
Acting Director: Geoff Lawler 
Index Reference: Application C-338, PP-1418-2015 

Purpose 

To consider the Independent Panel Report and adopt Planning Scheme Amendment 
C338 and Planning Permit 1418/2015. 

Background 

C338 seeks to rezone surplus Barwon Water land at 176-194 Thornhill Road Highton 
from Public Use Zone 1 to General Residential Zone 1 and apply Design and 
Development Overly 14. The permit is for residential subdivision and associated works.  

Barwon Water is also constructing a 1.6km long shared path from the site north to Roslyn 
Rd through its Pipe Track reserve in lieu of providing public open space. 

On 17 January 2017 Council (under delegation) resolved to support the exhibition of the 
amendment subject to Ministerial authorisation. The amendment and permit were 
exhibited from 2 March 2017 to 3 April 2017. 17 submissions were received - 2 in support, 
7 objecting and 8 providing comments. 

The submissions were referred to an Independent Panel which conducted a hearing on 
27 June 2017 and has provided a report supporting the amendment. 

Key Issues 

Issues raised in submissions include: the density of the subdivision; potential for student 
housing; removal of trees; traffic and car parking; crossing of Thornhill Road; 
contaminated land assessments; pump station noise; decommissioning of the water 
basin and sensitive land uses near a gas pipeline. 

The Independent Panel concludes:  

• The proposal provides an opportunity to more fully utilise the subject land and 
provide for a small scale urban consolidation project in Highton. 

• The Amendment is strategically justified and the application should be supported. 

• The accompanying planning permit should be supported subject to changes. 

Council officers consider the relevant issues are addressed through the proposed permit 
conditions and recommend adoption of the Amendment. 

L Gardner moved, P Dorling seconded - 

That Council: 

1) Adopts Amendment C338 in the form as outlined in Attachment 6 of this report; 

2) Submits the adopted Amendment together with the prescribed information to 
the Minister for Planning requesting approval; and 

3) Recommends to the Minister for Planning that Planning Permit 1418/2015 be 
approved in the form outlined in Attachment 6 of this report. 

Carried. 



Greater Geelong City Council 20 September 2017 
Minutes of Ordinary Meeting 
SECTION B - REPORTS Page 2 

Attachment 1 

Discussion 

In October 2015, SMEC consultants on behalf of Barwon Water submitted a combined 
planning scheme amendment and planning permit application for land at 176-194 
Thornhill Road, Highton.  The application was accompanied by a Planning Report with a 
comprehensive set of technical reports. 

The land subject to the amendment is 176 – 194 Thornhill Road, Highton as shown in 
the map in Attachment 2. The site is owned by Barwon Water and has partly been 
identified as surplus.   

The land is in close proximity to major education and medical institutions including two 
campuses of Christian College secondary school, the Marcus Oldham Agricultural 
College, the Epworth Hospital and Deakin University. It is approximately 2.5km by road 
to the Highton Shopping Centre (a neighbourhood activity centre) and 2.7km to the 
Waurn Ponds Shopping Centre (a sub regional activity centre). 

Proposed Amendment 

The proposal is to remove the water storage basin from the southern half of the land and 
rezone it from Public Use Zone 1 to General Residential Zone 1 with a Design and 
Development Overlay (DDO14).  The northern basin is to be retained and this section of 
the site is not proposed for rezoning. An aerial photo of the site is in Attachment 3. 

Proposed Planning Permit 

Planning permit application 1418/2015 seeks approval to subdivide the land for 
residential development and remove native vegetation. In association with the 
subdivision, the applicant has undertaken to complete the construction of a pedestrian 
access path from the development site north to Roslyn Road, through the applicant’s 
land that contains underground water infrastructure, otherwise known as the Pipe Track. 

The subdivision will create 30 residential allotments, varying in size from 413sqm to 
685sqm. Lot frontages vary from 12.5m through to 18m. 

In addition, the subdivision concept plan provides for two “super lots” which front 
Thornhill Road and have a combined area of 5100sqm. It is expected that the super lots 
will be the subject of further application to develop the land for multiple dwellings. 

A copy of the exhibited subdivision concept plan is in Attachment 4. 

On 10 January 2016 Council’s delegate considered a report on the proposal and 
resolved to prepare and exhibit the amendment subject to Ministerial authorisation. 

The amendment and permit were exhibited from 2 March 2017 to 3 April 2017. 

Letters and an information sheet were mailed to 168 owners and occupiers of properties 
next to the rezoning site and the pipe track which is proposed for a shared pathway. 
Letters were also sent to relevant government and service authorities and prescribe 
Ministers.  

Notices were published in the Independent Newspaper on 24 February 2017, the 
Geelong Advertiser on 25 February 2017 and the Government Gazette on 2 March 2017. 

As a result of public exhibition of the proposal a total of 17 submissions were received. 
Of these 2 submissions were in support, 7 submissions objected and 8 submissions 
provided comment or no objection. One submission included a petition signed by 10 
people concerned at student housing and loss of gum trees. 
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Issues raised in submissions include: the density of the subdivision; potential for student 
housing; removal of trees; traffic and car parking; crossing of Thornhill Road; 
contaminated land assessments; pump station noise; decommissioning of the water 
basin and sensitive land uses near a gas pipeline. 

On 5 May 2017 Council’s delegate considered a report on the submissions and resolved 
to refer the submissions to an independent Panel. 

The Independent Panel conducted a hearing on 27 June 2017 and has provided a report 
supporting the amendment.  A copy of the Executive Summary is in Attachment 5.  A full 
copy of the Panel Report has been placed on Council’s amendments webpage and 
submitters have been notified of its release. 

The Panel deals with the following issues in its report: 

• Subdivision layout and traffic 

• Student housing 

• Loss of mature trees and vegetation 

• Construction, noise and amenity 

• Choice of zone 

• Permit conditions 

• Other issues. 

The Panel concludes:  

• The proposal provides an opportunity to more fully utilise the subject land and 
provide for a small scale urban consolidation project in Highton. 

• The Amendment is strategically justified and the application should be supported. 

• The accompanying planning permit should be supported subject to changes. 

The Panel recommends: 

• Adopt Amendment C338 to the Greater Geelong Planning Scheme as exhibited. 

• Issue Planning Permit 1418/2015, subject to the amended conditions provided in 
Appendix C. 

Council officers support the Panel recommendations and recommend that Council now 
adopt the Amendment and permit documents in Attachment 6. 

Financial Implications 

There are no financial implications associated with adopting this Amendment. 

Stakeholder Consultation and Communication 

The proposal was placed on public exhibition in accordance with the Planning and 
Environment Act.  All submitters were provided with the opportunity to present their views 
to the independent Panel.  Submitters have been notified of the Panel recommendations. 
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Policy/Legal/Statutory Implications 

The amendment is consistent with State Planning Policy including: 

• Clause 11.02 Urban Growth, by ensuring a sufficient supply of land is available for 
residential uses. 

• Clause 11.04-2 Housing Choice and Affordability, by providing a diversity of housing 
in defined locations that cater for different households and areas close to jobs and 
services. 

• Clause 11.07 Geelong (G21) Regional Growth, by enabling the land to be used and 
developed consistent with established planning for the surrounding area.  

• Clause 14.02-3 Water Conservation, by ensuring that water resources are managed 
in a sustainable way. 

• Clause 16.01 Housing, by providing additional residential land for infill development. 

The amendment is consistent with Local Planning Policy including: 

• Clauses 21.06-2 Urban Growth, by limiting urban sprawl whilst maintaining 
appropriate urban land supplies. 

• Clause 21.06-3 Urban Consolidation, by providing for the consolidation of existing 
urban areas, encouraging a range of densities and accessibility to urban services. 

Conflict of Interest 

No Council officers involved in the preparation of this report have a direct or indirect 
interest, in accordance with Section 80C of the Local Government Act, to the matters to 
which this amendment relates. 

Risk Assessment 

There are no notable risks associated with adopting this Amendment. 

Environmental Implications 

Potentially contaminated land has been considered in accordance with Ministerial 
Direction No.1 and the General Practice Note on Potentially Contaminated Land (June 
2005). A Land Contamination Investigation of the site by Environmental Site 
Assessments identified that the land is not contaminated and is suitable for residential 
development and other sensitive land uses.  

Areas of remnant native vegetation across the entire subject site are limited to small 
fragmented patches of the Grassy Woodland Ecological Vegetation Class (0.391ha in 
total). An impact assessment of the development on the identified EVC has been 
undertaken and identifies biodiversity offsets which will need to be contributed. 
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Attachment 2 – Locality Plan and Existing Zoning 
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Attachment 3 – Aerial Photo 
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Attachment 4 – Subdivision Concept Plan 
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 Attachment 5 – Panel Report Executive Summary 
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Attachment 6 – Amendment and Planning Permit for adoption 
 
 
 

Planning and Environment Act 1987 

GREATER GEELONG PLANNING SCHEME 

 
AMENDMENT C338 

 
INSTRUCTION SHEET 

The planning authority for this amendment is the Greater Geelong City Council. 

The Greater Geelong  Planning Scheme is amended as follows: 

Planning Scheme Maps 

The Planning Scheme Maps are amended by a total of two attached map sheets. 

Zoning Maps 

1. Amend Planning Scheme Map Nos. 52 and 66 in the manner shown on the two attached 
maps marked “Greater Geelong Planning Scheme, Amendment C338”.   

Overlay Maps   

2. Amend Planning Scheme Map Nos. 52DDO and 66DDO in the manner shown on the two 
attached maps marked “Greater Geelong Planning Scheme, Amendment C338”.   

 

 

End of document 
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