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1 Introduction 

This submission has been prepared by the City of Greater Geelong.  The City 

prepared and is the Planning Authority for Amendment C349 to the Greater 

Geelong Planning Scheme.  The submission seeks the Panel’s support for this 

Amendment. 

This Part A submission provides the background to the Amendment and addresses 

the matters specified in the Panel Directions.  A Part B submission will be tabled at 

the Panel Hearing. 

1.1 Summary of the Amendment 

Amendment C327 proposes to implement the Ocean Grove Significant Tree Project 

(OGSTP) Final Report 2016. 

Exhibited Amendment 

The Amendment, as exhibited, proposes to do this by: 

 introducing and applying new schedules to the General Residential Zone and 

the Neighbourhood Residential Zone (GRZ 3 and NRZ 4 respectively); 

 introducing and applying a new Schedule 15 to the Significant Landscape 

Overlay (SLO 15); 

 amending Schedule 7 to the Significant Landscape Overlay (SLO 7); 

 removing properties from Schedule 7 to the Significant Landscape Overlay 

(SLO 7); 

 removing and adding properties to Schedule 14 to the Design and Development 

Overlay (DDO 14); and 

 amending Clause 21.14 Bellarine Peninsula. 

The land subject of the Amendment is shown at Appendix 1.  The zoning of the 

subject and surrounding land is shown at Appendix 2.  The current extent of SLO 7 

as well as the interim SLO 15 is shown at Appendix 3. 
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A map dividing the subject area into ten separate areas differently affected by the 

Amendment is at Appendix 4, with a list of the proposed changes in each of those 

areas at Appendix 5.  The five exhibited Scheme Amendment Maps are at 

Appendices 6 to 10.  The proposed revised Clause 21.14 and new and revised 

Zone and Overlay Schedules are at Appendices 11 to 15. 

Proposed post-exhibition changes 

Having considered changes to Residential Zones introduced by Amendment 

VC100, Council resolved to replace the exhibited proposed new GRZ 3 with a new 

Schedule 5 to the Neighbourhood Residential Zone (NRZ 5).  A map showing the 

proposed NRZ 5 is at Appendix 17. 

In response to issues raised in submissions, a range of other changes are proposed 

to the exhibited Zone and Overlay Schedules, and to Clause 21.14.   

Details of the proposed post-exhibition changes are set out in Section 8 of this 

Submission below.  The proposed new or revised Schedules and Clause 21.14 are 

at Appendices 18 to 23. 

1.2 Summary of the main issues and Council’s submission 

A wide range of issues were raised in submissions, both during exhibition in March 

and April 2017 and during post-exhibition consultation in August 2017.  However, 

the key issues arising from submissions and from State Government changes were 

as follows: 

 effects of Reformed Residential Zones (Amendment VC110), particularly 

building height; 

 objections to exhibited proposed GRZ 3 area and controls, and to proposed 

post-exhibition change of this area NRZ 5; 

 objections to proposed NRZ 4 area and controls, particulary maximum site 

coverage; 

 inadequate application of current SLO 7 controls; 

 bushfire management controls; and 
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 objection from Wynndean Holiday Resort, both to exhibited proposals and 

proposed post-exhibition change.  

Council’s Panel Submission (both this Part A submission and, in more detail, the 

Part B submission to be tabled and presented at the Panel Hearing) will outline 

Council’s continued support for the Amendment.  The Amendment implements 

recommendations of the OGSTP Final Report 2016 and these are the result of 

rigorous analysis, detailed vegetation surveys, public consultation and review of 

existing provisions.  The Amendment has strong strategic justification and will lead 

to better protection and enhancement of the valued vegetated landscape character 

of portions of old Ocean Grove as new development takes place. 

Council respectfully seeks the Panel’s support for the Amendment, subject to a 

range of post-exhibition changes to address some matters raised in submissions 

and the State Government’s March 2017 changes to residential zones. 

1.3 Response to Panel Directions 

The Panel directed Council to circulate a Part A submission to all parties by 2:00 pm 

on Monday 23 October 2017, with this to include: 

a.  Background to the Amendment;   

b.  Chronology of events; 

c.  Strategic context and assessment; 

d.  Identification of the issues raised in submissions and Council’s response;  

e. A copy of the Authorisation letter from the Minister for Planning or Delegate; 

and 

f. Changes to the Amendment documentation proposed as a result of the issues 

raised in submissions. 

This Part A submission includes all of the abovementioned items.  A brief indication 

of issues raised in submissions and Council’s response to these is provided in 

Section 7 of this Part A submission.  More detailed consideration of these issues will 

be provided in the Part B submission.  
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The Panel directed Council to address, through its Part B Submission at the Panel 

Hearing: 

a. A summary of the key issues raised in submissions at exhibition and post-

exhibition; 

b. Council’s response to the issues raised in submissions following exhibition 

and post-exhibition; and 

c. Council’s final position on the Amendment. 

A Part B submission is being prepared by Council and will be presented and tabled 

at the Panel Hearing. 

The Panel has also asked that at the Panel Hearing, Council should arrange for: 

a.  A map showing the location of submitters’ properties by submitter number.  

This map: 

i. must not show submitter names, 

ii. does not need to show the location of pro-forma submitters, and 

iii. must not be placed on the internet or replicated in any report;   

b.  Zone and Overlay maps at a large scale; 

c. Appropriate aerials and plans at large scale; and 

d.  Access to Council’s GIS maps/system. 

Each of these will be provided at the Panel Hearing. 
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2 Subject area and context 

The land affected by the Amendment is in the older part of Ocean Grove and can 

be broken into two areas: the Significant Tree Area and the current extent of SLO 7.  

These were separate investigation areas addressed by vegetation surveys 

conducted by Okologie, ecological consultants on the OGSTP. 

The Significant Tree Area is mostly bounded by Thacker Street, Tuckfield Street, 

Asbury Street East and Field Street North.  A smaller parcel further west is located 

between Blackwell Street and Asbury Street West.  This area was identified by 

Council as having a high number of significant canopy trees, including the 

endeangered Bellarine Yellow-gum, on both public and private land. 

The SLO 7 area is located in the older part of Ocean Grove generally nearest the 

coast – bounded on the west by the Barwon River and Wallington Road, the south 

by the coastal foreshore reserve and the east by Tuckfield Street.  SLO 7 was 

introduced into the Scheme in 2003 with the aim of protecting the landscape 

character of the coastal area, while balancing development pressure and landscape 

qualities.  Much of the SLO 7 area enjoys coastal and/or Barwon River views.  

Conversely, much of the subject area is highly visible in longer distance views from 

outside of the area such as from the The Bluff or the Barwon River foreshore in 

Barwon Heads. 

The area subject of the Amendment is shown in Appendix 1.  Appendix 3 

delineates the two different areas, with SLO 15 having been applied on an interim 

basis in the Significant Tree Area.  

Vegetation surveys by Okologie as part of the OGSTP recorded 1050 significant 

trees on private land and 517 significant street trees within the Significant Tree 

Area, and 1330 significant trees on private land and 233 significant street trees in 

the SLO 7 area. 
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Adjacent and surrounding land 

The Ocean Grove town centre is directly adjacent to the SLO 7 area.  The town 

centre is mostly zoned Commercial 1 Zone. A Mixed Use Zone applies to a small 

area to the northeast of the town centre.  Two lots on The Parade are within both 

the Mixed Use Zone and SLO 7 (Area 9 on the map at Appendix 4); this 

Amendment proposes to rectify this anomaly by deleting SLO 7 from those lots. 

Between the SLO 7 area and Significant Tree Area to the north and northeast of the 

town centre, residential land is zoned either Residential Growth Zone Schedule 3 

(GRZ 3) or General Residential Zone Schedule 2 (GRZ 2).  RGZ 3 applies to land in 

the identified Ocean Grove town centre Increased Housing Diversity Area (see 

Point 3.3 of this submission below).  GRZ 2, applied to incremental change areas 

with a garden character, also applies to residential areas to the northwest and 

northeast of the Amendment area.   

GRZ 1, which allows for more conventional residential development, applies to 

residential areas of Ocean Grove to the east of Tuckfield Street and Grubb Road.  

This includes the large north-east growth area of the town. 

The zoning of the subject, adjacent and surrounding areas is shown at Appendix 2.  
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3 Background 

3.1 Significant Landscape Overlay Schedule 7 

Significant Landscape Overlay Schedule 7 (SLO 7) was introduced into the Scheme 

in April 2003 by Amendment C74.  That Amendment sought to protect the special 

seaside character of Ocean Grove, as Council’s Residential Character Study had 

identified residential coastal and riverside areas of the town as having consistent 

character warranting protection through Scheme provisions. 

The landscape character objectives of SLO 7 when it was introduced were: 

 To preserve the balance between roof tops and vegetation in long distance 

views of the town.  

 To encourage the development of buildings that fit within the landscape and do 

not dominate the streetscape and long distance views.  

 To minimise the impact of buildings project above the vegetation canopy.  

 To provide space around buildings for the retention and planting of vegetation, 

particularly high canopied coastal vegetation and other native coastal species 

common to the area.  

 To maximise opportunities for view sharing, particularly where views are 

available to the ocean and river from private dwellings.  

 To protect vistas of the ocean and river available from public viewing points in 

the town.  

Two minor changes were made to these objectives by Amendment C300 (see 

below). 

The extent of SLO 7 was slightly adjusted by Amendment C78 in February 2008, 

which removed the SLO 7 from properties on the south side of The Avenue.  The 

extent of SLO 7 has remained unchanged since. 
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In January 2010, Amendment C129(Part 1) introduced a further work task in Clause 

21.14 to review the application of SLO 7. 

Among a suite of changes, Amendment C300 (Reformed Residential Zones)  made 

changes to SLO 7 controls in November 2014.  Key changes included deletion of 

reference to the Neighbourhood Character Study, exclusion of tea tree (where 

indigenous to the area) from the permit exemption for vegetation removal, and 

stipulating application requirements.  

3.2 Ocean Grove Structure Plan 2007 

Council’s Ocean Grove Structure Plan 2007 planned for a population of 21,000 in 

the town by 2020.  Its key directions included directing medium density housing 

development around the town centre activity centre and protecting and enhancing 

natural environmental assets. 

The Ocean Grove Structure Plan 2007 identifieed issues and concerns raised 

regarding the effectiveness of SLO 7 in maintaining the town’s unique coastal 

character since its introduction in 2003.  These issues and concerns included permit 

triggers under the SLO and impacts of housing development not requiring a 

planning permit, the need to control subdivision and the need to clarify permit 

exemptions for vegetation removal.   

3.3 Housing Diversity Strategy 

Council’s Housing Diversity Strategy 2007 (amended in 2008) was prepared to 

guide the future development of medium density housing in the City’s established 

residential areas. 

The Housing Diversity Strategy identified Increased Housing Diversity Areas 

(IHDAs), including one around the Ocean Grove town centre activity centre.  The 

main purpose of IHDAs is to support urban consolidation, providing greater housing 

diversity and reducing the need for greenfield development.  Encouraging higher 

densities around activity centres makes better use of existing infrastructure and 

provides better access to services for residents. 
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Changes to zoning to reflect the identification of the Ocean Grove town centre IHDA 

relative to surrounding areas were made by Amendment C129 (Pt 1), gazetted in 

January 2010.  A portion of the Ocean Grove town centre IHDA coincides with SLO 

7 and the implications of this overlap were considered in the Ocean Grove 

Significant Tree Project. 

Clause 22.63 of the Scheme is a Local Planning Policy relating to IHDAs.  

3.4 Introduction of new Residential Zones – Amendment C300 

In 2013, the State Government released a suite of new residential zones to be 

applied across Victoria.  Amendment C300 implemented these zones in the City of 

Greater Geelong.  The Amendment, gazetted in November 2014, replaced the 

Residential 1, 2 and 3 Zones with the Residential Growth Zone (RGZ), General 

Residential Zone (GRZ) and Neighbourhood Residential Zone (NRZ).  The 

Amendment also made consequential changes to the Planning Scheme including 

the Local Planning Policy Framework, Planning Overlays and Incorporated 

Documents. 

The Amendment applied RGZ 3 to the Ocean Grove town centre IHDA, although an 

area generally south of Orton Street was removed from the IHDA.  This area, along 

with the balance of old Ocean Grove (south of Thacker Street and west of Tuckfield 

Street) was zoned GRZ 2.  A 10.5 m maximum building height applied to the RGZ 3 

whereas a maximum building height of 9 m applied to the GRZ 3. 

Amendment C300 also made several changes to the SLO 7 controls, as outlined in 

Section 3.1 of this submission above. 

3.5 Ocean Grove Structure Plan 2015 

The Ocean Grove Structure Plan 2015 (adopted December 2015 and amended 

September 2016) stemmed from a review of the 2007 Ocean Grove Structure Plan.  

The 2015 Structure Plan is a strategic framework for the future growth and 

development of the town until 2030.  
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Further issues with the operation of SLO 7 were raised during the preparation of the 

Structure Plan, including the conflict withe the purpose of the IHDA (RGZ 3 land), 

permit trigger clarity, effectiveness in protecting vegetation and usefulness of 

decision guidelines.  The Structure Plan recommended that these matters be further 

investigated as part of the review of SLO 7. 

The Ocean Grove Structure Plan 2015 was implemented by Amendment C346.  

Amendment C346 made changes to Clause 21.14 (Bellarine Peninsula), including 

adding “Ensuring that development allows fo protection of significant vegetation 

and/or planting around buildings and has minimal impact on roadside vegetation” as 

part of a Strategy to encourage development which respects the coastal landscape 

setting of Ocean Grove.  The Amendment also added a Further Work task to 

Clause 21.14 to “Undertake a review of the older parts of the town as identified on 

the Structure Plan map to investigate the introduction of new planning overlay 

controls to protect important landscape and built form attributes”. 

3.6 Ocean Grove Significant Tree Project 

Inception, aims and process 

The Ocean Grove Significant Tree Project (OGSTP) was carried out concurrent with 

the review of the 2007 Ocean Grove Structure Plan and development of the 2015 

Ocean Grove Structure Plan.  The 2007 Structure Plan identified a number of 

issues and concerns with SLO 7 and made recommendations on how to address 

them.  The Ocean Grove community also identified a desire to protect and enhance 

significant vegetation in the older parts of the township. 

The OGSTP aims to identify and protect, through planning controls, the unique 

coastal/bush landscape character within the well established areas of the township 

of Ocean Grove. 

To help inform the project ecological consultants, Okologie, were appointed in June 

2015 to undertake vegetation surveys on public and private land to identify the 

extent of significant trees on public and private land and to make recommendations 

around vegetation protection.  
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Two areas were identified for investigation: a part of old Ocean Grove referred to in 

the project as the Significant Tree Area and the current extent of the SLO7.  

Vegetation surveys were conducted between July and September 2015. 

Vegetation surveys by Okologie as part of the OGSTP recorded 1050 significant 

trees on private land and 517 significant street trees within the Significant Tree 

Area, and 1330 significant trees on private land and 233 significant street trees in 

the SLO 7 area.  The significant trees comprised a mix of indigenous trees and 

other Australian native trees.  Of note in the Significant Tree Area was the Bellarine 

Yellow-gum, endemic to the Bellarine and Surf Coast and listed as threatened in 

Victoria; the population of these trees in the study area is significant and its 

management is important for the survival of the species. 

Along with vegetation surveys a detailed Background Report was prepared to help 

inform the draft planning controls.  Background material from that report has since 

been included in the OGSTP Final Report 2016.   

The Background Report identified three precincts each with proposed customized 

planning controls, with the SLO 7 area divided into two precincts: 

 the Significant Tree Area – characterised by spacious blocks with scattered 

mature trees; 

 Hillside Area – the escarpment overlooking the ocean characterised by 

dwellings taking advantage of views with moderate levels of vegetation; and 

 Coastal Fringe Area – close to the dunes generally south of Orton/Dare Streets 

characterised by dwellings taking advantage of views with lower growing coastal 

vegetation. 

Changes to zones, changes to SLO 7 controls and new overlays (SLO 15 for the 

Significant Tree Area and SLO 16 for the Coastal Fringe Area) were recommended. 
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Public consultation 

Informal public consultation on the Background Report and draft controls took place 

between 8 April and 13 May 2016.  An overall project brochure and precinct flyers 

were prepared detailing the proposed controls.  The relevant flyer was sent out to all 

affected property owners (around 2200 properties).  Council held two information 

sessions, on a weeknight and a long weekend.  The consultation was also 

advertised in local newspapers. 

A total of 26 submissions were received:  5 supportive, 1 requesting clarification and 

20 raising objections or recommending changes. 

Key concerns with the draft controls were: 

 discouraging urban consolidation by restricting development; 

 limiting choice and type of development; 

 risk and expense associated with trees in urban areas; 

 inadequate implementation of existing controls; 

 detrimental impacts on property values; 

 unfairness for those who have not yet developed compared to those that have; 

 people should be able to do what they want with their own property; 

 questioning accuracy of vegetation data; 

 inadequate public consultation; and 

 Council should focus on vegetation on public rather than private land. 

Ocean Grove Significant Tree Project Final Report 

Issues raised in submissions were considered and responded to in the OGSTP 

Final Report. 
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In response to submissions a number of changes were made to the draft controls.  

A key change was including the Coastal Fringe Area and Hillside Area in a single 

Hillside Precinct (generally the SLO7 extent), with a maximum site coverage of 50% 

(40% had been proposed for the Coastal Fringe Area) and a maximum building 

height of 9 m (8 m had been proposed for the Coastal Fringe Area).   

Some other changes included: 

 a 2 metre side setback included as permit trigger in Overlay only, not in Zone 

schedule; 

 defining significant trees in Overlays based on tree type and height; 

 adding view sharing to decision guidelines for SLO 7; and 

 retaining SLO 7 over an area east of the town centre where it had been 

recommended that it be removed and replaced with DDO 14. 

At its meeting of 27 September 2016, Council adopted the OGSTP – Final Report 

and sought the Minister’s authorisation to prepare an Amendment in accordance 

with its recommendations.  Council also sought an interim SLO 15 while the 

Amendment was prepared and considered. 

3.7 Reformed Residential Zones – Amendment VC110 

The State Government’s Amendment VC110 (Reformed Residential Zones) 

introduced changes to residential zone provisions across Victoria on 27 March 

2017, during the exhibition of Amendment C349.  The Amendment’s changes 

affected garden areas, building heights, neighbourhood character objectives and 

the number of buildings per lot.  These changes and analysis of their implications 

for Amendment C349 are outlined in Section 7.2 of this submission. 
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3.8 Bushfire controls 

Clause 52.48 

Clause 52.48 of the scheme provides permit exemptions for removal, destruction or 

lopping of vegetation in some circumstances, to create defendable space around 

buildings, or along fences, that were existing or approved before 10 September 

2009.  This is a Victoria Planning Provision (VPP) introduced by Amendment VC83 

in November 2011 in response to the recommendations of the 2009 Victorian 

Bushfires Royal Commission.   

The implications of Clause 52.48 are considered in Section 7.4 of this submission. 

Bushfire Management Overlay 

On 3 October 2017, Amendment GC13 introduced new Bushfire Management 

Overlay (BMO) Maps throughout Victoria.  New BMOs affect two portions of the 

Amendment Area – in the north of SLO 15 (Significant Tree Area) for around one 

and a half street blocks south of Thacker Street, and in the southwest of the SLO 7 

area (extent of BMOs within Amendment Area shown at Attachment 24). 

This change was anticipated when a Council Delegate considered submissions on 

Amendment C349 on 1 August 2017.  The implications of these new BMOs are 

considered in Section 7.4 of this submission. 

3.9 Amendment C272 (interim control) 

On 2 March 2017, Amendment C272 introduced SLO 15 into the Scheme on an 

interim basis until 28 February 2018.  A few minor changes were made to the SLO 

15 controls, such that SLO 15 exhibited in Amendment C349 differs marginally from 

the interim SLO 15 currently in the Scheme.  The proposed SLO 15 also covers a 

slightly larger area than the interim SLO 15 as it is replacing SLO 7 in one small 

area.  As SLO 7 currently applies to that area, the interim SLO 15 was not applied 

by Amendment C272. 
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4 Chronology of events 

Following is a chronology of events relating to this Amendment: 

April 2003  SLO 7 introduced into Scheme by Amendment C74  

February 2007 Ocean Grove Structure Plan 2007 adopted – identified the need 

to review SLO 7  

January 2010 Amendment C129 (Pt 1) gazetted – introduced zoning difference 

between Ocean Grove town centre IHDA and surrounding 

residential area; introduced Further Work task to review 

application of SLO 7 

September 2014 Bellarine Peninsula Localised Planning Statement endorsed by 

Council 

November 2014 Amendment C300, introducing new Residential zones, gazetted 

– zoned IHDA RGZ 3 and surrounding residential area GRZ 2; 

made changes to SLO 7 controls  

November 2014 Review of Ocean Grove Structure Plan 2007 commenced – SLO 

7 and landscape character issues identified early in review 

May 2015 Draft Ocean Grove Structure Plan Review first round informal 

public consultation commenced; project brief prepared for the 

Ocean Grove Significant Tree Project (OGSTP) 

June 2015 Okologie, ecological consultants, appointed to conduct 

vegetation surveys and make recommendations for OGSTP 

Oct/Nov 2015 Okologie reports and vegetation survey results received – three 

precincts identified, tree protection recommended by planning 

controls  
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December 2015 Ocean Grove Structure Plan 2015 adopted – recommended 

review of SLO 7 and review of older parts of Ocean Grove to 

investigate new planning overlay controls to protect important 

landscape and built form attributes 

April/May 2016 OGSTP informal public consultation conducted – 26 

submissions received, including 20 objecting or recommending 

changes 

27 Sept 2016 Council adopted OGSTP Final Report 2016 and requested 

authorisation to prepare an Amendment to implement its 

recommendations; requested interim control for SLO 15 

December 2016   Gazettal of Amendment C346, implementing the Ocean Grove 

Structure Plan 2015 – included changes to Clause 21.14 

relevant to Amendment C349 

12 Jan 2017 Authorisation request lodged 

18 Jan 2017 Authorisation received 

2 Mar 2017 Amendment C272 gazetted, applying SLO 15 on an interim 

basis until 28 February 2018 

9 Mar 2017 First newspaper exhibition notice for Amendment C349; mail out 

to landowners (2249 letters) commenced 

16 Mar 2017 Amendment C349 exhibition notice in Government Gazette – 

exhibition officially commenced 

27 Mar 2017 Amendment VC100 (Reformed Residential Zones) gazetted – 

made changes to Residential Zones including maximum building 

heights, garden areas and number of dwellings per lot 

18 Apr 2017 Exhibition ended 
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1 Aug 2017 Submissions considered in Delegate Report – Delegate 

resolved to refer submissions to an independent Planning Panel; 

resolved to seek comment from affected landowners regarding 

rezoning the exhibited GRZ 3 area to a new NRZ 5  

10 Aug 2017 Mail out to affected landowners regarding proposed post-

exhibition change (over 850 letters) 

31 Aug 2017 Comment period for affected landowners ended 

6 Sep 2017 Post-exhibition submissions considered in Delegate Report – 

Delegate resolved to refer submissions to an independent 

Planning Panel 

14 Sep 2017 Directions Hearing  

3 Oct 2017  Amendment GC13 introduced new BMOs into the Scheme, 

including two affecting a portion of the Amendment C349 area 
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5 Strategic context and assessment  

Ministerial Direction No. 11 requires a planning authority to evaluate and discuss in 

the Explanatory Report how an amendment addresses a range of strategic 

considerations.  Further guidance is given by Planning Practice Note 46 Strategic 

Assessment Guidelines for preparing and evaluating planning scheme amendments 

(June 2015).  The Explanatory Report accompanying the exhibited Amendment 

outlines the assessment of the proposal against those guidelines. 

Ministerial Direction No. 17 requires a planning authority, in preparing an 

amendment in land identified in an adopted Localised Planning Statement, to have 

regard to that Localised Planning Statement and to include in the Explanatory 

Report discussion of how the Amendment implements the Localised Planning 

Statement.  The subject land is within the area affected by the Bellarine Peninsula 

Localised Planning Statement.  The Explanatory Report addressed how the 

Amendment implements the Localised Planning Statement in its assessment of how 

the Amendment supports and implements the State Planning Policy Framework. 

Sections 5.1 and 5.2 of this submission to the Panel are based on the assessment 

in the Explanatory Report with respect to the State and Local Planning Policy 

Frameworks as they relate to the Amendment. 

5.1 Consideration of Amendment against State Planning Policy Framework  

The Amendment is consistent with relevant objectives and strategies of the State 

Planning Policy Framework as follows: 

Clause 11.05-2 (Distinctive areas of state significance) specifies an objective to 

protect and enhance the valued attributes of the distinctive areas of (among others) 

the Bellarine Peninsula.  

The Amendment aims to retain or increase native tree cover in Ocean Grove which 

is relevant to the following strategies of Clause 11.05-2: 

 Recognise the significant geographic and physical features of these areas. 

 Protect the identified key values and activities of these areas. 
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 Support use and development where it enhances the valued characteristics of 

these areas. 

The policy guidelines in Clause 11.05-2 that planning must consider, as relevant, 

the Bellarine Peninsula Localised Planning Statement (2015).  The Amendment is 

consistent with Policy objective 3 of that Statement:  To preserve and maintain the 

ecology of the Bellarine Peninsula’s environmentally significant coastal, wetland 

and vegetated areas.  The Amendment also helps implement two of the strategies 

under that Policy objective: 

 Protect and restore significant and remnant native vegetation, particularly tea 

tree, moonah and coastal heath. 

 Ensure that new development allows for the protection of significant vegetation 

and/or planting around buildings and has minimal impact on roadside 

vegetation. 

At the time the Amendment was prepared and exhibited, Localised Planning 

Statements were addressed by then Clause 11.14-1 of the Scheme and this was 

reflected in the exhibited Explanatory Report.  

Clause 12.01-1 (Protection of biodiversity) specifies an objective to assist the 

protection and conservation of Victoria’s biodiversity, including important habitat for 

Victoria’s flora and fauna and other strategically valuable biodiversity sites.  The 

Amendment is consistent with this objective as vegetation to be protected under 

proposed SLO 15 includes the threatened Bellarine Yellow-gum Eucalyptus 

leucoxylon subsp. bellarinensis, which are endemic to the Bellarine Peninsula and 

Surf Coast. 

Clause 15.01-5 (Cultural identity and neighbourhood character) specifies an 

objective to recognize and protect cultural identity, neighbourhood character and a 

sense of place.  Relevant strategies include: “ensure development responds to its 

context and reinforces special characteristics of local environment and place by 

emphasizing the underlying natural landscape character ...”  
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The incremental loss of significant Australian native and indigenous canopy trees in 

Ocean Grove has the potential to change the underlying natural landscape 

character of the area over time.  The amendment addresses this issue by 

introducing a new SLO 15 over the identified Significant Tree area; revising SLO 7 

to increase its effectiveness; and introducing or revising zone controls to improve 

retention of existing and planting of new native trees. 

5.2 Consideration of Amendment against Local Planning Policy 
Framework  

The Amendment is consistent with relevant objectives and strategies of the Local 

Planning Policy Framework as follows: 

Clause 21.05-3 (Biodiversity) specifies an objective to protect, maintain and 

enhance the biodiversity of the municipality.  Relevant strategies include:  

 Ensure that land use and development enhances areas of native vegetation and 

other habitats; and  

 Ensure that land use and development minimises the fragmentation of areas of 

native vegetation and other habitats. 

The Amendment helps implement these strategies. 

Among the objectives of Clause 21.06-4 (Neighbourhood character) is to protect 

areas with a significant garden character. The Clause includes a strategy to “Retain 

existing vegetation wherever possible, particularly vegetation that contributes to the 

municipality’s tree canopy.”  The Amendment is consistent with this objective and 

strategy. 

This Amendment is consistent with an objective of Clause 21.14-2 (The Bellarine 

Peninsula – Objectives) to “preserve the individual character, identity and role of 

each Bellarine township”.  A strategy in this Clause, introduced by Amendment 

C346, which implemented the Ocean Grove Structure Plan 2015, is to “Encourage 

development which respects the coastal landscape setting of Ocean Grove by … 

Ensuring that development allows for protection of significant vegetation and/or 

planting around buildings and has minimal impact on roadside vegetation.”  This 

Amendment helps implement that strategy. 
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This Amendment implements two Further Work items for Ocean Grove in Clause 

21.14-3 (Implementation): 

 Review the application of Significant Landscape Overlay Schedule 7; and  

 Undertake a review of the older parts of the town as identified on the Structure 

Plan map to investigate the introduction of new planning overlay controls to 

protect important landscape and built form attributes. 

The Ocean Grove Significant Tree Project was carried out to implement these 

items. 

The Ocean Grove Structure Plan map at Clause 21.14-7 identifies the Significant 

Tree Area as “Investigate opportunities to preserve landscape/neighbourhood 

character”.   The Amendment implements the project carried out to implement this 

action. 



6 Exhibition and Council resolutions 

6.1 Council resolution to prepare and exhibit an Amendment 

At its meeting of 27 September 2016, Council resolved as follows: 

That Council: 

1)  adopts the Ocean Grove Significant Tree Project, Final Report 2016; 

2)  requests the Minister for Planning to authorise the preparation and exhibition of 

an amendment as detailed in this report; and 

3)  requests the Minister for Planning exercise powers under Section 20(4) of the 

Planning and Environment Act 1987 by applying an interim Significant 

Landscape Overlay Schedule 15 to the identified precinct while the formal 

Planning Scheme Amendment is prepared and considered. 

6.2 Authorisation 

Council lodged a request for the Minister’s authorisation to prepare the Amendment 

on Tuesday 12 January 2017.  Authorisation was received from the Department of 

Environment, Land, Water and Planning on Monday 18 January 2017.   A copy of 

the letter of authorisation is at Appendix 16 of this submission. 

The letter of authorisation required a minor modification to be carried out to the 

submitted SLO 15: under the Landscaping heading in Point 4.0 (Applicant 

Requirements) reference was to be made to incorporating 2 existing and/or new 

canopy trees per site.  This modification to SLO 15 was carried out prior to 

exhibiting the Amendment. 

6.3 Exhibited Amendment 

The exhibited amendment documentation comprised the following: 

 Amendment Instruction Sheet; 

 Explanatory Report; 
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 Planning Scheme Amendment Maps showing the extent of the proposed 

rezonings to GRZ 3 and NRZ 4; the proposed new SLO 15; proposed 

deletions from SLO 7 and proposed additions to and deletions from DDO 14; 

and 

 The proposed new Schedule 3 to the General Residential Zone and the 

proposed new Schedule 4 to the Neighbourhood Residential Zone; 

 the proposed new Schedule 15 to the Significant Landscape Overlay; 

 the proposed changes to Schedule 7 to the Significant Landscape Overlay; 

and 

 the proposed changes to Clause 21.14.   

Due to the complexity of the Amendment proposals, a map dividing the subject area 

into ten separate areas differently affected by the Amendment was made available 

with the exhibited Amendment documents, along with a list of the proposals for 

each of these areas.  While the content of DDO 14 was not proposed to be changed 

by the Amendment, the Schedule was made available with the exhibited 

Amendment documents for information. 

A range of supporting documents, including the Ocean Grove Significant Tree 

Project Final Report 2016 and the Okologie tree surveys for the Significant Tree 

Area and for the SLO 7 area, were also made available for inspection on Council’s 

website and at Council’s offices. 

The exhibited Planning Scheme Amendment Maps are shown at Appendices 6 to 

10.  The exhibited proposed Clause 21.14 and Zone and Overlay Schedules are at 

Appendices 11 to 15.     

6.4 Exhibition 

The Amendment was exhibited from Thursday 16 March 2017 to Tuesday 18 April 

2017. 
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Notice of the Amendment was mailed to all owners of land affected by the 

Amendment (2249 letters), with letters specific to each of the ten areas shown at 

Appendix 4.   

Public notices appeared in the Bellarine Times on Thursday 9 March 2017, the 

Geelong Independent on Friday 10 March 2017 and the Geelong Advertiser on 

Saturday 11 March 2017.  The Amendment was placed on the City’s website from 

Thursday 9 March 2017.  The formal notice of the preparation of the Amendment 

appeared in the Victorian Government Gazette on Thursday 16 March 2017.  The 

amendment documents were available to be viewed at the City’s customer service 

centre in Geelong (100 Brougham Street) and the Ocean Grove Customer Service 

Centre. 

6.5 Submissions received during exhibition 

20 submissions were received during exhibition.  Of 18 submissions from 

landowners, 9 supported or provided neutral or generally favourable comment on 

the Amendment, while 9 objected, requested changes or provided generally 

negative comment.  Two submissions were received from government agencies 

supporting the amendment, with one (from Department of Environment, Land, 

Water and Planning) suggesting changes.   

Key issues raised in submissions are outlined in Section 7.1 of this submission 

below.   

A copy of these submissions has been provided to the Panel. 

6.6 Council consideration of submissions 

On Tuesday 1 August 2017, a Council delegate considered the submissions on 

Amendment C349 and resolved to: 

1) Seek comment from affected landowners regarding rezoning the area 

exhibited as General Residential Zone Schedule 3 to a new Neighbourhood 

Residential Zone Schedule 5, as outlined in this report; 

2) Consider any further or revised submissions resulting from the consultation in 

1) in a separate report; 
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3) Request the Minister for Planning to appoint a Panel under Part 8 of the 

Planning an Environment Act 1987; 

4) Refer all submissions on Amendment C349 to the Panel; 

5) Submit to the Panel its response to the submissions generally as outlined in 

this report and any subsequent report; and 

6) Revise the Amendment Clause and Schedules generally as outlined in this 

report prior to the Panel Hearing. 

The background to point 1) of this resolution is set out in Section 7.2 of this 

submission. 

A copy of the Council delegate report and resolution has previously been provided 

to the Panel. 

6.7 Post-exhibition consultation 

The change from exhibited GRZ 3 to a proposed NRZ 5 is a substantial post-

exhibition change.  In accordance, with the Council delegate resolution of 1 August 

2017, affected landowners were given the opportunity to comment on this proposed 

change.  All affected landowners (over 850) were contacted by mail, with letters 

sent on Thursday 10 August 2017, and given up until Thursday 31 August 2017 to 

comment. 

Information on this proposed post-exhibition change was placed on the 

Amendment’s webpage on Council’s website on Thursday 10 August 2017.  

6.8 Submissions received during post-exhibition consultation 

54 submissions were received regarding this proposed post-exhibition change (in 

addition to the 20 submissions on the Amendment during its formal exhibition in 

March and April 2017).  32 submissions supported the proposed change while 22 

submissions opposed it.   

Five of the 54 submissions were received from submitters who also made 

submissions on the Amendment during exhibition in March/April or a company on 

whose behalf a submission was made in March/April. 
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Two submissions supporting the proposed change were received from the same 

submitters with respect to two separate properties; two submissions opposing the 

proposed change were submitted by the same person representing two different 

owners of adjacent strata properties.   

Issues raised in these post-exhibition submissions are outlined in Section 7.3 of this 

submission below.   

A copy of these submissions has been provided to the Panel. 

6.9 Council consideration of post-exhibition submissions 

On Wednesday 6 September 2017, a Council delegate considered the post-

exhibition submissions on Amendment C349 and resolved to: 

1) Refer all submissions on the proposed post-exhibition change to Amendment 

C349 to the Panel that has been appointed under Part 8 of the Planning and 

Environment Act 1987; 

2) Submit to the Panel its response to the submissions generally as outlined in 

this report; and 

3) Revise proposed Schedule 5 to the Neighbourhood Residential Zone and 

Significant Landscape Overlay Schedule 15 generally as outlined in this report 

prior to the Panel Hearing. 
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7 Issues raised and response to submissions 

This section provides a brief summary of issues raised in submissions and Council’s 

response to these.  More detailed consideration of the issues raised in submissions 

and Council’s response will be provided in the Part B Panel Submission. 

7.1 Issues raised in submissions during exhibition 

Key issues raised in submissions during exhibition of the Amendment in March and 

April 2017 were: 

 Objections to proposed GRZ 3 area and controls 

 Objections to proposed NRZ 4 area and controls 

 Inadequate application of current SLO 7 

 Bushfire management controls 

 Objection from Wynndean Holiday Resort 

The main points raised relating to each of these issues are outlined below. 

Objections to proposed GRZ 3 area and controls 

The Amendment proposes to rezone most of the Hillside Precinct from GRZ 2 to 

GRZ 3 (Areas 4 and 5 on the map at Appendix 4) and a small portion of the 

precinct from RGZ 3 to GRZ 3 (Area 6 on the map at Appendix 4).  Three 

submissions from landowners in the proposed GRZ 3 area objected or requested 

changes to the proposed controls.   

A landowner in Wallington Road requested that the portion of the proposed GRZ 3 

area that was identified as Hillside Area rather than Coastal Fringe Area in the 

Background Document (generally north of Orton Street) remain zoned GRZ 2.  The 

submission argued that the proposed 50% maximum site coverage is unwarranted, 

too restrictive and will encourage more two-storey development.  The submission 

contended that the identification of two separate precincts in Okologie’s vegetation 

surveys and its recommendation of different controls for those precincts should be 

reflected in the Amendment.      
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A landowner in Orton Street objected to the proposed rezoning and indicated their 

property (currently zoned GRZ 2) should be rezoned to RGZ, noting it is a short 

walk from the Ocean Grove town centre.  The submission argued that the proposed 

50% maximum site coverage is too restrictive.  An objection from owners of the 

Wynndean Holiday Resort is dealt with separately below. 

Objections to proposed NRZ 4 area and controls 

The Amendment proposes to rezone the Significant Tree Area from GRZ 2 to NRZ 

4 and to apply a new SLO 15 (Areas 1, 2 and 3 on the map at Appendix 4).  Four 

submissions from landowners in the proposed NRZ 4 area objected or requested 

changes to the proposed controls.  

Three submissions stated that the proposed reduction of maximum site coverage 

from 60% to 40% was too restrictive; one indicated that 50% would be more 

practical.  The other submission indicated that on a small (440 m2) vacant lot, 60% 

site coverage may be required.   

One submission argued that the change would result in more development requiring 

permits and hence time delays, and that the maximum site coverage restriction 

would result in more two-storey development.  One submission also contended that 

the SLO 15 permit trigger where buildings are not set back at least 2 m from one 

side boundary was too restrictive and would result in more development requiring 

permits and hence time delays. 

Application of current SLO 7 

Three submissions contended that the existing SLO 7 controls have been 

inadequately applied and that overdevelopment has been approved by Council 

despite these controls.  It was argued that as a result, damage to the landscape has 

already been done and it is too late to protect landscape values.  It was also argued 

that the changes proposed by the Amendment would be ineffective, based on 

development that has already been approved under SLO 7. 
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Bushfire management controls 

The relationship of the Amendment to bushfire management controls was raised in 

four submissions.  Submissions indicated that the Amendment’s vegetation 

protection measures conflict with bushfire management controls, with two 

submissions indicating bushfire management controls should be varied.  The 

objection from owners of the Wynndean Holiday Resort asked how the 

Amendment’s proposals could be reconciled with bushfire management controls. 

Wynndean Holiday Resort objection 

An objection was received from owners of the Wynndean Holiday Resort, located 

on over 40 lots across three street blocks in the southwest of the proposed GRZ 3 

area, between Orton Street and The Esplanade.  Key points of objection were: 

 contention that controls are not justified as the vegetation in the area is planted, 

or has established along with development, rather than being remnant 

vegetation; 

 controls are too restrictive; 

 questions on the accuracy, scope and extent of the study; 

 Coastal Tea tree is a pest weed and ought not to be protected; and 

 inconsistency with bushfire hazard management. 

Other issues 

A range of other issues were raised in submissions.  These other issues raised 

include: 

 site permeability controls; 

 risks to buildings from trees; 

 tree protection on public land; 

 impact on property values; 
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 impact on owners who have protected vegetation or are yet to develop; 

 suggested reference to the Coastal Moonah Woodland vegetation community; 

 suggested reference to the Ocean Grove Tree Planting Guidelines; 

 clarification of the two canopy trees per site requirement; 

 height limits; and 

 side setback permit trigger under SLO 7. 

A full outline of other issues raised and detailed response to each will be provided in 

the Part B Panel submission. 

7.2 Amendment VC100 (Reformed Residential Zones) 

On 27 March 2017, during exhibition of Amendment C349, the State Government 

approved Amendment VC110 which introduced changes to residential zone 

provisions affecting garden areas, building heights, neighbourhood character 

objectives and the number of buildings per lot.  The implications of these changes 

for Amendment C349 were considered in the Council Delegate report on 

submissions of 1 August 2017 and are outlined below. 

Garden area requirements    

Amendment VC110 introduced a new garden area requirement for the GRZ and 

NRZ.  A garden area does not include driveways, car parking areas or any buildings 

or roofed areas.  The requirement, applied to lots of 400 m2 or above, varies 

according to lot size: 

400 – 500 m2:  25% 

501 – 650 m2:  30% 

Above 650 m2:  35% 
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The garden area requirement is separate from the site coverage, permeability and 

area available for landscaping requirements in proposed GRZ 3 and NRZ 4, 

although to an extent it achieves similar outcomes.  All of these requirements apply, 

noting that the garden area requirement is mandatory whereas the other 

requirements may be varied.  In most instances in proposed GRZ 3 and all 

instances in proposed NRZ 4, the area required to be available for landscaping, for 

two or more dwellings on a lot, would exceed the garden area requirement. 

Council sees the garden area requirements as complementary to what Amendment 

C349 is trying to achieve and no changes to this Amendment are required. 

Building heights 

Amendment VC110 introduced mandatory maximum building heights and number 

of storeys for the GRZ and NRZ.  In the GRZ, the discretionary building height limit 

of 9 metres was replaced with a mandatory building height limit of 11 metres and a 

maximum of three storeys.  In the NRZ, the mandatory maximum building height 

limit of 8 metres was increased to 9 metres with a maximum of two storeys.  

Any new Schedules to these Zones can only vary the maximum building height by 

increasing it.  Existing Schedules with a lower maximum building height remain 

unchanged by Amendment VC110, but it is understood that the State Government 

expects any such Schedules to be amended by Councils over the next few years to 

remove any such lower maximum heights. 

These changes, which were not anticipated when Amendment C349 was prepared 

and put on exhibition, affected the Amendment’s proposals, particularly in the area 

being rezoned to GRZ 3.   The area being rezoned from GRZ 2 to GRZ 3 (Areas 4 

and 5 on the map at Appendix 4) have a 9 m mandatory height under GRZ 2; the 

exhibited GRZ 3 also proposed a 9 m mandatory height limit.  As a result of 

Amendment VC110, this will be increased to an 11 m mandatory height limit, with a 

maximum of three storeys.  The area being rezoned from RGZ 3 to GRZ 3 (Area 6 

on the map at Appendix 4) was proposed to have its mandatory height limit 

reduced from 10.5 m to 9 m, yet Amendment VC110 has seen this change to an 

increase from 10.5 m to 11 m and maximum of three storeys.  These changes 

represented a substantial departure from the exhibited Amendment C349. 
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Council, in the Delegate report of 1 August 2017, took the view that, in order to 

retain building height limits consistent with those exhibited in Amendment C349 and 

which were recommended in the OGSTP, and which will minimise adverse visual 

impacts in a highly visible area of recognised landscape significance on a hillside 

and coastal fringe, the proposed GRZ 3 area now be rezoned to a new NRZ 5 

(Appendix 7).  It was recommended that this NRZ 5 have the same requirements 

as the exhibited GRZ 3, other than the lower 9 m maximum building height limit and 

2 storey maximum and the other differences between the NRZ and GRZ in the 

Zones’ respective parent clauses.   

Landowners affected by this proposed post-exhibition change were consulted and 

issues raised in their submissions are outlined in Section 7.3 of this submission 

below.  The rationale for this change and the issues raised in post-exhibition 

submissions will be addressed in more detail in Council’s Part B submission. 

Neighbourhood character objectives 

Amendment VC110 introduced a requirement for relevant neighbourhood character 

objectives (including heritage, environmental or landscape character objectives) to 

be specified in any Schedule to the GRZ and NRZ.  Accordingly, appropriate 

recommended neighbourhood character objectives for proposed NRZ 4 and now 

proposed NRZ 5 (previously GRZ 3) are included in the recommended post-

exhibition changes to the Amendment. 

Number of dwellings per lot – Neighbourhood Residential Zone 

Amendment VC110 removed the previous limit of two dwellings on a lot in the NRZ.  

The ability to consider three or more dwellings on a lot does makes NRZ a less 

restrictive zone than before Amendment VC 110.  However, while this limit was 

noted in the OGSTP Final Report, its removal should have minimal impact on the 

Amendment.  The maximum site coverage, landscaping and garden area 

requirements will apply regardless of whether two or more dwellings are proposed 

and will work to prevent overdevelopment and adverse impact on the landscape 

character.   
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7.3 Issues raised in post-exhibition submissions 

The main issues raised in submissions supporting the proposed change were: 

 support for landscape protection; 

 concern at potential loss of views; and 

 opposition to the change made to the maximum building height for GRZ by the 

State Government.   

Some submissions expressed a preference for a maximum building height lower 

than 9 m and/or indicated an (incorrect) understanding that there is or was a 7.5 m 

maximum building height in the area. 

Among several others, the main issues raised in submissions opposing the 

proposed change were:  

 inconsistency with State Government policy and its direction with the Reformed 

Residential Zones; 

 the more restrictive zone purposes of NRZ as opposed to GRZ; 

 SLO 7 provisions including the 7.5 m building height permit trigger should be 

sufficient to address landscape impacts; 

 NRZ limited to two storeys whereas exhibited GRZ 3 allowed three; and 

 the additional maximum building height compensates for reduced maximum site 

coverage.  

A small number of post-exhibition submissions also made comment on or raised 

issues with Amendment C349 as a whole.  

7.4 Response to issues raised during exhibition 

This section provides an outline of Council’s response to the key issues raised in 

submissions during exhibition in March and April 2017.  These responses were 

provided in the Delegate report on submissions of 1 August 2017, including the 

summary of submissions appended to that reports.   
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A more detailed response to issues raised will be provided in Council’s Part B 

submission. 

Objections to proposed GRZ 3 area and controls 

The proposed maximum site coverage reduction from 60% to 50% is justified and 

appropriate to better protect existing trees and provide adequate space for new 

trees in new developments across the Hillside Precinct.  More two-storey dwellings 

may be one response to the reduction in maximum site coverage, but it is not 

considered that this would be a negative outcome.  

More restrictive controls first proposed for the Coastal Fringe Area were replaced 

with the same controls proposed for the land to the north in response to the 

submissions on the Background Report, placing both areas in a single Hillside 

Precinct.  It does not follow that controls for that part of the proposed Hillside 

Precinct north of Orton Street should also be relaxed to maintain the distinction 

between the two previously identified precincts.  However, differences in vegetation 

types across the Hillside precinct can be acknowledged in Point 1.0 of SLO 7 by 

way of a post-exhibition change. 

There is no strategic support for including the land referred to in a submission in 

Orton Street in the RGZ.     

Objections to proposed NRZ 4 and SLO 15 controls 

The proposed NRZ 4 and SLO 15 controls, including the proposed reduction in 

maximum site coverage from 60% to 40%, are justified and appropriate given the 

vegetated character and landscape values of the Significant Tree Area.  While 40% 

maximum site coverage could be onerous on existing small vacant lots, variations to 

maximum site coverage will be able to be considered on their merits on the few lots 

to which this would apply.   

More two-storey dwellings may be one response to the reduction in maximum site 

coverage, but it is not considered that this would be a negative outcome. 
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It is not considered that the proposed controls would significantly increase the 

number of planning permit applications.  However, minor post-exhibition changes 

are recommended to avoid unnecessarily triggering permits for extensions to 

existing dwellings. 

Application of current SLO 7 

A range of factors have contributed to developments in the SLO 7 area that may 

have diminished the landscape character.  However, the number of significant trees 

identified in the vegetation survey confirmed there is still a vegetated landscape 

character across most of the area warranting protection.  It is anticipated that the 

revised and strengthened SLO 7 controls proposed will lead to improved 

development outcomes from a landscape perspective.   

Bushfire management controls 

Clause 52.48 of the scheme provides permit exemptions for removal, destruction or 

lopping of vegetation in some circumstances, to create defendable space around 

buildings, or along fences, that were existing or approved before 10 September 

2009.  The Clause, a Victoria Planning Provision (VPP) introduced in response to 

the recommendations of the 2009 Victorian Bushfires Royal Commission, applies 

across the municipality regardless of the identified bushfire hazard level.  Some, 

though not all, of the trees that require a permit for removal, destruction or lopping 

under SLO 7 and proposed SLO 15 are exempted by Clause 52.48.  The 

Amendment does not and cannot vary or alter Clause 52.48.   

Council has written to the Minister for Planning requesting that this exemption be 

more strategically applied as it is leading to vegetation removal where there is no 

bushfire threat.  Should Clause 52.48 be modified in the future, this protection may 

extend to more or all of the significant trees under those overlays. 

Changes to Bushfire Management Overlay maps across Victoria were anticipated in 

August and gazetted on 3 October 2017.  New BMOs affect two portions of the 

Amendment Area – in the north of SLO 15 (Significant Tree Area) and in the 

southwest of the SLO 7 area (areas shown at Attachment 24). 
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The BMO and SLOs would operate concurrently over this area and any proposal 

would need to respond appropriately to both overlays.  A BMO coincides with 

vegetation protection, either under a SLO or a Vegetation Protection Overlay, in 

many urban areas under other Schemes, as well as in some non-urban areas within 

the City of Greater Geelong.   

Council previously expressed to the State Government its objection to these two 

new BMOs when they were proposed.  It is understood that there may be some 

future process of review of these BMOs.  Nonetheless, if they remain in the longer 

term, they can operate concurrently with the SLOs. 

Wynndean Holiday Resort objection 

The Amendment’s proposals are based on the landscape and environmental value 

of existing Australian native vegetation, whether it is remnant or planted.  The 

proposed controls are justified and appropriate, given the prevalence of significant 

trees in the area.  The controls are less restrictive than the original proposals for this 

area, which were changed in response to submissions on the Background Report. 

None of matters raised by the submission indicated any inaccuracies in the study.  

The scope of the OGSTP was appropriate for its purposes.  The geographical 

extent of the study in this area was determined by the extent of SLO 7. 

Council has taken the view that Coastal Tea-tree is indigenous in the coastal dune 

area.  While planting of Coastal Tea-tree is generally not encouraged, existing 

Coastal Tea-tree contributes to the vegetated coastal character of the area and the 

requirement for a permit to remove, destroy or lop a plant over 3 m high is 

appropriate. 

Other issues 

A brief response to many of the other issues were raised in submissions is provided 

in the table below.   
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ISSUE 
RESPONSE 

Site permeability controls too harsh 40% site permeability requirement 

previously proposed for Coastal Fringe 

Area no longer proposed. 

Risks to buildings from trees Permit exemptions for vegetation 

removal apply near dwellings or where 

there is a danger to property.  Controls 

will provide greater space for existing 

and/or new trees in new development. 

Tree protection on public rather than 

private land 

Both public and private trees contribute 

to the landscape so both should be 

managed.  Council is committed to tree 

planting on public land and focuses on 

local indigenous plantings where 

appropriate. 

Adverse impact on property values Impact on property values not known, 

but not a relevant planning consideration 

Impact on owners who have protected 

vegetation or are yet to develop 

Amendment seeks to balance residential 

development with preservation and 

enhancement of the vegetated 

landscape. 

DELWP suggested reference to the 

Coastal Moonah Woodland vegetation 

community  

Appropriate to add this reference to SLO 

7, but not SLO 15. 

DELWP suggested reference to the 

Ocean Grove Tree Planting Guidelines 

These provide guidance but do not need 

to be considered in assessing a planning 

permit application. 
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Clarification of the two canopy trees per 

site requirement 

Modify provision to make clear 

requirement is two canopy trees per 

parent lot 

Side setback permit trigger under SLO 7 This permit trigger aims to retain view 

lines.  2 m minimum side setback to one 

boundary will in many cases result in 

wider view lines in gaps between 

buildings thant suggested cumulative 2 

m side setback.  

 

7.5 Response to issues raised during post-exhibition consultation 

This section provides an outline of Council’s response to the key issues raised 

during the post-exhibition consultation in August 2017 on the proposed change to 

rezone the area exhibited as GRZ 3 to a new NRZ 5 (area shown at Appendix 17).  

Thes responses were provided in the Delegate report of 6 September 2017, 

including the summary of submissions appended to that report.   

A more detailed response to all issues raised will be provided in Council’s Part B 

submission. 

Issues raised in supporting submissions 

Council considers that an 11 m maximum building height may allow development 

that is inconsistent with protection of the identified landscape values of the area.  

View sharing is addressed in application requirements for development over 7.5 m 

under SLO 7.  A 7.5 m height is not a maximum building height in the area, but a 

permit trigger under SLO 7.  There is no scope for Council to set a lower maximum 

building height than 9 m under a Schedule to the NRZ. 
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Inconsistency with State Government policy direction 

Seeking to apply the most appropriate zone to an area of identified landscape 

significance does not undermine the outcomes sought by the State Government in 

its Reformed Residential Zones (Amendment VC110).  The land proposed to be 

zoned NRZ 5 is a very small fraction of land in the GRZ throughout the City and 

differs from the vast majority of the other GRZ land in being subject of an SLO.  

Only two other SLOs (out of the 14 other SLOs in the scheme) affect land in the 

GRZ (including interim SLO 15) and in each of these cases, it is also proposed to 

rezone that land from the GRZ to the NRZ.   

The proposed change is consistent with the original intent of a strategically justified 

Amendment that was already under exhibition at the time the State Government’s 

changes to residential zones were made.   

The NRZ is a less restrictive zone than before Amendment VC110.  Council 

believes the NRZ is strategically justified as the appropriate zone for the Hillside 

and Coastal Fringe Area, post the introduction of Reformed Residential Zones by 

Amendment VC110. 

More restrictive zone purposes of NRZ as opposed to GRZ 

The more conservative zone objectives in the NRZ are generally consistent with the 

lower maximum building height that is appropriate in an area of identified landscape 

significance, as well as the reduced maximum site coverage proposed by the 

Amendment to better protect existing trees and allow for new trees. 

SLO 7 provisions including the 7.5 m building height permit trigger should be 

sufficient to address landscape impacts 

Council considers that an 11 m maximum building height may allow development 

that is inconsistent with protection of the identified landscape values of the area.  

SLO 7 provisions will not be the sole consideration in the determination of permit 

applications by Council or VCAT.   
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NRZ limited to two storeys whereas exhibited GRZ 3 allowed three 

Reinstating a limit of three storeys (rather than two), along with a 9 m maximum 

building height, would be consistent with the exhibited GRZ 3.  It is recommended 

that the proposed NRZ 5 Schedule be changed accordingly. 

Higher maximum building height compensates for reduced maximum site coverage 

It is not considered that additional maximum building height (above 9 m) is required 

to compensate for reduced maximum site coverage; indeed, the Amendment as 

exhibited proposed the same reduced maximum site coverage with a 9 m maximum 

building height. 



 

City of Greater Geelong  Part A Panel Submission Amendment C349 

 Page 43 

 

8 Proposed changes to exhibited Amendment 
documentation 

Having considered all issues raised in submissions, both during exhibition in March 

and April 2017 and during post-exhibition consultation in August 2017, Council still 

supports the Amendment.  However, a series of post-exhibition changes to the 

Amendment are recommended.   

Council proposes the following changes to the exhibited Amendment:  

 the area previously proposed to be rezoned to GRZ 3 (Areas 4, 5 and 6 on the 

map at Appendix 4, separately shown at Appendix 17) instead be rezoned to a 

new NRZ 5;  

 exhibited changes to Clause 21.14 be further modified as shown in track 

changes format in Appendix 18; 

 proposed NRZ 4 Schedule be modified as shown in track changes format in 

Appendix 19;  

 a new NRZ 5 Schedule replace the exhibited GRZ 3 Schedule – the NRZ 5 

Schedule used in post-exhibition consultation (Appendix 20), with two further 

changes arising from post-exhibition submissions (final version at Appendix 

21); 

 exhibited changes to the SLO 7 Schedule be further modified as shown in track 

changes format in Appendix 22; 

 proposed SLO 15 Schedule be modified as shown in track changes format in 

Appendix 23.  

The changes result from and respond to:  

 the 9 April 2017 Ministerial Direction on the Form and Content of Planning 

Schemes;  
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 changes made to interim SLO 15 in the Minister’s approval of Amendment C272 

(with all but one of these changes reflected – it is recommended to retain an 

application requirement for a Design Response plan to include any other 

notable features or characteristics of the site);  

 issues raised in submissions, both during exhibition and post-exhibition 

consultation;  

 assessment of the implications of Amendment VC110 (Reformed Residential 

Zones), as outlined in this report; and  

 internal review of the exhibited provisions, identifying minor changes to wording 

for clarity and consistency.  
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9 Conclusion 

The recommendations of the OGSTP Final Report 2016 are the result of rigorous 

analysis, detailed vegetation surveys, public consultation and review of existing 

SLO 7 provisions.  The recommendations of the OGSTP Final Report are valid and 

have strong strategic justification. 

The controls proposed for both the Significant Tree Area and the Hillside and 

Coastal Fringe Area are appropriate, given the number of identified significant trees 

on both public and private land throughout each area.  Controls such as reduced 

maximum site coverage will better protect existing significant trees and allow for 

new tree planting as new residential development proceeds.   The proposed revised 

SLO 7 controls will lead to improved development outcomes from a landscape 

perspective. 

Having considered all matters raised in submissions, both during exhibition of 

Amendment C349 in March and April 2017 and during post-exhibition consultation 

in August 2017, Council still supports the Amendment.  However, some post-

exhibition changes are recommended to address some issues raised in 

submissions, as well as Amendment VC 110 (Reformed Residential Zones), 

gazetted in March 2017.   

NRZ 5 is the most appropriate zoning for the Hillside and Coastal Fringe Area, since 

the introduction of Reformed Residential Zones by Amendment VC110.  This 

zoning, with a 9 m maximum building height, better protects the identified landscape 

significance of the SLO 7 area.  It is consistent with the original intent of this 

Amendment, which was already under exhibition at the time the State Government’s 

changes to residential zones were made. 

The Amendment implements identified Further Work tasks identified in the Scheme 

and arising from previous public consultation exercises.  It will lead to better 

protection and enhancement of the valued vegetated landscape character of 

portions of old Ocean Grove as new development takes place. 
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We commend the Amendment to the Panel and respectfully seek the Panel’s 

support for the Amendment, subject to the recommended modifications outlined in 

section 8 of this submission above.   
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Appendix 1      Location Plan  

 



 

City of Greater Geelong  Part A Panel Submission Amendment C349 

 Page 49 

 

Appendix 2       Current zoning 
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Appendix 3    Existing SLO 7 and inerim SLO 15 
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Appendix 4        Map of exhibited proposed changes 
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Appendix 5       List of exhibited proposed changes 

 
 
Area 1 
 

 Rezone from General Residential Zone Schedule 2 to Neighbourhood 
Residential Zone Schedule 4. 

 Replace Design and Development Overlay Schedule 14 with permanent 
Significant Landscape Overlay Schedule 15.  [Interim Significant Landscape 
Overlay applies until 28 February 2018] 

 
Area 2 
 

 Rezone from General Residential Zone Schedule 2 to Neighbourhood 
Residential Zone Schedule 4. 

 Apply a permanent Significant Landscape Overlay Schedule 15.  [Interim 
Significant Landscape Overlay applies until 28 February 2018] 

 
Area 3 
 

 Rezone from General Residential Zone Schedule 2 to Neighbourhood 
Residential Zone Schedule 4. 

 Replace Significant Landscape Overlay Schedule 7 with permanent Significant 
Landscape Overlay Schedule 15. 

 
Area 4 
 

 Rezone area from General Residential Zone Schedule 2 to General Residential 
Zone Schedule 3. 

 Revise the wording of Significant Landscape Overlay Schedule 7. 
 
Area 5 
 

 Rezone from General Residential Zone Schedule 2 to General Residential 
Zone Schedule 3. 

 
Area 6 
 

 Rezone from Residential Growth Zone Schedule 3 to General Residential Zone 
Schedule 3. 

 Revise the wording of Significant Landscape Overlay Schedule 7. 
 
Area 7 
 

 Replace Significant Landscape Overlay Schedule 7 with Design and 
Development Overlay Schedule 14. 

 
Area 8 
 

 Revise the wording of Significant Landscape Overlay Schedule 7. 
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Area 9 
 

 Delete Significant Landscape Overlay Schedule 7. 
 
Area 10 
 

 Rezone from General Residential Zone Schedule 2 to Residential Growth Zone 
Schedule 3. 

 Replace Significant Landscape Overlay Schedule 7 with Design and 
Development Overlay Schedule 14. 
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Appendix 6            Exhibited proposed zoning changes 
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Appendix 7          Exhibited proposed SLO 15 
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Appendix 8            Exhibited SLO deletions 
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Appendix 9    Exhibited DDO 14 additions 
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Appendix 10            Exhibited DDO 14 deletions 
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Appendix 11             Exhibited Clause 21.14 (track changes) 
(only pages with changes are shown) 
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Appendix 12      Exhibited new Schedule 3 to GRZ 
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Appendix 13       Exhibited new Schedule 4 to NRZ  
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Appendix 14     Exhibited Schedule 7 to SLO (track changes) 
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Appendix 15              Exhibited new Schedule 15 to SLO 
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Appendix 16                DELWP Authorisation letter 
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Appendix 17          Proposed NRZ 5 map (post-exhibition) 
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Appendix 18       Clause 21.14 (track changes including post-exhibition) 
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Appendix 19     Schedule 4 to NRZ (post-exhibition – track changes) 
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Appendix 20           Schedule 5 to NRZ (post-exhibition) - consultation 
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Appendix 21           Schedule 5 to NRZ (post-exhibition) – final position 
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Appendix 22          Schedule 7 to SLO (post-exhibition – track changes) 

 



 

City of Greater Geelong  Part A Panel Submission Amendment C349 

 Page 91 

 

 



 

City of Greater Geelong  Part A Panel Submission Amendment C349 

 Page 92 

 

 



 

City of Greater Geelong  Part A Panel Submission Amendment C349 

 Page 93 

 

 



 

City of Greater Geelong  Part A Panel Submission Amendment C349 

 Page 94 

 

 



 

City of Greater Geelong  Part A Panel Submission Amendment C349 

 Page 95 

 

 



 

City of Greater Geelong  Part A Panel Submission Amendment C349 

 Page 96 

 

Appendix 23          Schedule 15 to SLO (post-exhibition – track changes) 
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Appendix 24    Bushfire Management Overlays (gazetted 3 Oct 2017) 
 
 

 


