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1 Introduction 

This submission is made to the Independent Panel by the City of Greater Geelong in 

support of Amendment C369.  

The Amendment proposes to apply the Public Acquisition Overlay - Schedule 3 

(PAO3) to additional land required for the Drysdale Bypass construction, as well as 

add an incorporated document ‘Drysdale Bypass April 2017’ to the planning scheme. 

We continue to rely on our written submission dated 7 June 2017.  

1.1 Summary of submission 

Our submission will provide the Panel with a greater understanding of the planning 

history for the Drysdale Bypass, together with relevant projects, policies and 

strategies.  

We will then recommend the Panel consider improvements to the: 

• Incorporated Document; 
 

• Clause 21.14; and 
 

• Access Management  Strategy. 
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2 Land use planning context 

2.1 Planning history 

The concept of a Bypass road for Drysdale was first identified in 1975 when the 

Geelong Regional Planning Scheme was placed on public exhibition. 

Up until the Geelong Regional Planning Scheme came into effect in 1981, the region 

was served by the Geelong Region Interim Development Order (1975-1981). It was 

during this time that planning for the Drysdale Bypass commenced. 

Submissions about the proposed Bypass were considered by an Independent Panel 

(under Section 28 of the Town and Country Planning Act 1961) on 21 June 1982. The 

Panel recommended: 

That the currently proposed alignment (Alignment No. 5) for the Drysdale By-pass 

reservation be adopted without alteration. 

Appendix 1 contains a copy of the Geelong Regional Commission Report to the 

Panel and the Panel Report. 

The Drysdale Bypass alignment then made its way into the 1983 Geelong Regional 

Planning Scheme designated as a Public Acquisition Overlay.  

The Bypass was further entrenched in the Geelong Region Development Strategy 

1988-1998 prepared by the Geelong Regional Commission (refer to Appendix 2). 

The alignment has carried through to the new format Greater Geelong Planning 

Scheme established in July 2000. 

2.2 Relevant Council projects 

Drysdale Clifton Springs Cultural and Sports Precinct 

Council is currently progressing construction of new ovals within the Special Use Zone 

13 as shown at Appendix 3. Completion of the project is expected in late 2017. 

Council funding will be required for the design and construction of the extension of 

Peninsula Drive to Belchers Road, a new roundabout at the intersection of Grubb 

Road and Belchers Road, and pedestrian/cycle paths.  
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Sale of Land at Peninsula Drive Drysdale 

At the Greater Geelong City Council Meeting on 23 May 2017 it was resolved to sell 

the land at 29-39 Peninsula Drive, Drysdale to the Roman Catholic Trust Corporation. 

The sale will facilitate an expansion of St. Ignatius College. 

A map of the land sale is shown at Appendix 4. 

In response to traffic and parking issues in Peninsula Drive, it was also carried that 

Council: 

 

Jetty Road Growth Area North-South Connector Road 

A new north-south collector road and intersection is proposed off Portarlington Road 

just to the west of the Drysdale Bypass Study Area. 

The intersection functional design is shown at Appendix 5. 

The north south road will provide access into the Jetty Road/ Curlewis Growth Area. 

The road will have a fully signalised, three legged intersection with Portarlington Road 

just east of the Curlewis Golf Course. 

A Public Acquisition Overlay 4 – Proposed Road (no category) is in place and land 

has recently been acquired to construct the first leg of the road. 

Council is responsible for delivery of the first leg of the road and intersection which 

are funded through the Jetty Road Urban Growth Area Development Contributions 

Plan (2011).  The DCP budget for the road is $1.7M and the intersection budget is 

$1.3M. 

Council expects to complete final design of the road and intersection by August 

2017.  VicRoads has agreed to construct the road on Council’s behalf with 

construction expected to commence by February 2018 and completion by June 2018. 

The section of road north of the Bellarine Rail Trail up to the Curlewis Activity Centre 

will be constructed by the adjoining developers along similar timelines to VicRoads. 
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3 Policies and strategies 

3.1 G21 Regional Growth Plan - Implementation Plan November 2013 

The Implementation Plan aims to build on the work of the G21 Regional Growth Plan 

by identifying the critical infrastructure required to support the housing and 

employment growth directions of the region and provide a program for its optimal 

delivery. 

The Implementation Plan is an important planning tool for the region.  

The Drysdale Bypass is identified as a transport project in the Implementation Plan 

(refer to Appendix 6). 

3.2 Bellarine Peninsula Localised Planning Statement 

The Bellarine Peninsula is one of four distinctive areas identified by the Victorian 

Government as coming under increasing pressure for growth and change due to their 

accessibility and proximity to metropolitan Melbourne. 

This has led to the preparation of the Bellarine Peninsula Localised Planning 

Statement September 2015  (BPLPS) which planning authorities must have regard to 

pursuant to Ministerial Direction No. 17. 

The Framework Plan is shown at Appendix 7. 

On page 13 the Statement states: 

The Bellarine Peninsula is significant for its visual landscape characteristics, 

individually distinct coastal settlements in a rural setting, sweeping views across 

rolling hills, coastlines, wetlands and open farmed landscapes. 

We note the landscape evidence prepared by Mr Reilly; particularly that design 

treatments and decorative devices are generic in nature – “typically seen in urban 

freeways, rather than a style of design that engages with the Drysdale landscape” 

(page 22).  

Mr Reilly finds that the Landscape & Visual Impact Assessment data should be further 

developed within the existing proposed road alignment to create a design approach 

that is site specific and with higher environmental and visual values. 
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We consider it appropriate for VicRoads to revisit the Spiire Landscape & Visual 

Impact Assessment data.  

3.3 Drysdale Clifton Springs Structure Plan 

The Drysdale Clifton Springs Structure Plan 2010 is a strategic framework for the 

future planning and development of the townships. It guides Council’s consideration 

of proposed rezonings and applications for planning permit. 

The current alignment of the proposed Drysdale Bypass has long defined the southern 

and eastern urban and semi-urban edge of Drysdale.  

The Structure Plan is shown at Appendix 8. 

What is important for the Panel to note, and for landowners and the local community 

to understand, is that a review of the Structure Plan will be undertaken after the 

completion of the Drysdale Bypass project. 

Any review – including a review of existing land zoning – will consider the impacts of 

the Bypass and relevant planning policies and strategies.  

3.4 Drysdale Town Centre Urban Design Framework 

The Drysdale Town Centre Urban Design Framework (UDF) 2012 seeks to improve 

the functionality of the Town Centre by providing guidance on future growth and 

development, built form, streetscapes, traffic and pedestrian movements, car parking 

and land uses. 

The Drysdale UDF acknowledges that Murradoc Road will become a key entry point 

into the town when the Drysdale Bypass is constructed. The UDF includes an action 

for Council to work with VicRoads to facilitate development of the Bypass. 

The UDF says on page 57: 

The UDF strongly supports the construction of the Drysdale Bypass and relies on its 

construction to realise several concepts within the plan. The construction of the 

Bypass is considered critical to alleviating traffic along High Street by re-directing non 

local traffic away from the town Centre. 

The Drysdale UDF is shown at Appendix 9. 
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3.5 Jetty Road Urban Growth Plan 

The Jetty Road Urban Growth Plan 2007 (amended September 2008) sets the 

strategic direction for the development of land in the Jetty Road Growth Area. The 

growth area is expected to accommodate in excess of 8,000 people.  

The Structure Plan is shown at Appendix 10. 

Earlier submissions highlighted the construction of a new north-south connector road 

that includes a signalised intersection with Portarlington Road just east of the Curlewis 

Golf Course. 

We also note that on page 77 the Jetty Road Urban Growth Plan states: 

 

3.6 Greater Geelong & The Bellarine Tourism Development Plan 

The Greater Geelong & Bellarine Tourism Development Plan was prepared in 

January 2016 and has been endorsed by the Board of Tourism Greater Geelong & 

Bellarine Inc in its capacity as the recognised and State funded Regional Tourism 

Board. 

The Plan has been developed to identify projects which will assist in growing the 

visitor economy in Greater Geelong and The Bellarine over the next 10-15 years (refer 

to Appendix 11). 

According to the Plan, visitation to Greater Geelong and The Bellarine is expected to 

grow significantly over the next 15 years, with an additional 1.2-1.7 million visitors to 

be attracted to the region by 2030. 

Findings for the Bellarine North sub-region show the area captures a large number of 

overnight visitors staying in holiday homes or camping. Key opportunities include 

investment in large scale accommodation and further experiences around wineries, 

boating and seafood with investment in Portarlington Safe Harbour. 
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Clearly, construction of the Drysdale Bypass will improve visitor access to the 

Northern Bellarine and support regional economic development.   

3.7 Preparation of a Settlement Strategy 

Council has embarked on a settlement strategy for the municipality, principally in 

response to forecast population growth and associated development pressures. 

Issues and discussion papers (July 2017) have been released for public comment 

which will inform the preparation of a draft Settlement Strategy. 

The Issues Paper includes a Planning Directions map, shown at Appendix 12.  

For the purposes of the Settlement Strategy and discussion papers the municipality 

has been divided into Urban Geelong and the Bellarine Peninsula. The most recent 

estimate of Greater Geelong’s population is 235,340 people at 30 June 2016, 

representing 2.4% annual growth or an additional 5,600 people from the 30 June 2015 

figure. 

A snapshot of Geelong’s population finds: 

Greater Geelong is one of the fastest growing regions in Victoria with stronger 

population growth than all other regional municipalities combined. 

The fastest growing areas within Geelong are those with greenfield land including 

Armstrong Creek, Leopold, Curlewis, Ocean Grove, Lara and Highton. 

Geelong will continue to be a major population attractor due to its proximity to 

Melbourne, beaches, service and employment nodes, the range of housing products 

and lifestyle options (rural, coastal, small town, suburban, regional city) and the 

housing cost advantage compared to Melbourne. 

Housing data for the Bellarine shows that over 96% of dwellings constructed before 

1940 are in urban Geelong, while just 3.8% are in the Bellarine Peninsula. After 1960 

this ratio began to shift significantly so that by the end of 2015, just over 27% of 

dwelling stock in Greater Geelong is on the Bellarine. 

The strong growth since the 1960s has been focused in the townships of Ocean 

Grove, Drysdale/Clifton Springs and Leopold. The nature and role of these towns are 

changing as more ‘suburban’ lots are provided and occupancy rates are closer to that 
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of urban Geelong. This indicates the towns are serving as largely full time residential 

and commuter towns. 

In comparison, the smaller traditional holiday townships of Portarlington, Indented 

Head and St Leonards have much lower occupancy rates consistent with the roles of 

the towns. 

We say that it can be expected that with the construction of the Bypass together with 

improved services in Drysdale, these smaller towns will become more attractive as 

commuter towns.  

The Issues Paper also makes note of Council’s long standing policies in relation to 

rural areas including: 

Protecting and enhancing the Bellarine Peninsula as a productive rural area with 

highly significant landscapes based on farming and environmental features. 

Discouraging urban development outside settlement boundaries. 

Limiting rural living development to existing precincts. 

Directing growth to designated growth areas. 

What this means is the Settlement Strategy will need to consider the role of the 

Bellarine Peninsula and rural areas in establishing a sustainable settlement pattern 

for the City of Greater Geelong. 
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4 Proposed planning controls 

Amendment C369 proposes to make the following changes to the Greater Geelong 

Planning Scheme: 

• Apply additional land under the PAO3; 

• Amend Clause 21.14 to include an additional strategy under ‘Drysdale /Clifton 
Springs; 

• Amend the Schedule to Clause 52.03 to include a new incorporated document 
titled Drysdale Bypass April 2017; 

• Amend the Schedule to Clause 52.17 to include reference to the Drysdale 
Bypass project; and 

• Amend the Schedule to Clause 81.01 to introduce the incorporated document 
titled Drysdale Bypass April 2017 into the Greater Geelong Planning Scheme. 

 

4.1 Public Acquisition Overlay maps 

We support the application of the Public Acquisition Overlay Schedule 3 to additional 

land for the purpose of the Bypass. 

We recommend that VicRoads consolidate land in the Farming Zone as far as 

practical to avoid the creation of fragmented lots.  

4.2 Clause 21.14 

We support the changes to Clause 21.14 with some minor improvements to the 

drafting (refer to Appendix 13). 

4.3 Incorporated Document 

We support the draft Incorporated Document subject to the following considerations/ 

changes: 

� Enlarge Figure 1 to a more legible scale over multiple map sheets to accurately 

identify the project area boundary and property boundaries. 

 
� Remove private land within the project area boundary that does not form part 

of the Bypass road alignment. 

 
� Sections 5.2 and 5.3 to be prepared in consultation with the City of Greater 

Geelong. Where land containing significant assets (such as drainage basins, 

large landscaped areas) are to ultimately be transferred to Council, such 
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assets identified in the Construction Environmental Management Plan(s) must 

be endorsed by Council officers. 

 
� The final landscape plan to incorporate the recommendations contained in the 

Expert Evidence Report prepared by Mark Reilly, and that the plan be 

reviewed by Mr Reilly and Council officers prior to VicRoads approving the 

plan. 

 
� The Native Vegetation Offset Management Plan to be approved by the 

Department of Environment, Land, Water and Planning. 

 
� That the Panel consider a “principles” section to provide overarching project 

guidance under the key themes of: 

• Transport network efficiency  

• Road safety 

• Accessibility and connectivity 

• Environmental sustainability 

• Landscape and visual amenity 

Council’s Environment Unit has provided additional comment copied in Appendix 14. 

 

4.4 Access Management Strategy 

We submit that the Drysdale Bypass Access Management Strategy should be 

included as a reference document in Clause 21.14. 

We suggest minor redrafting of the strategy to clarify the intention, role and function 

of each access location. Council traffic engineers will further consult with VicRoads in 

finalising the strategy and we welcome any recommendations from the Panel. 
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5 Conclusion 

The City of Greater Geelong continues to support Amendment C369 to the Greater 

Geelong Planning Scheme.  

The Drysdale Bypass project represents a significant infrastructure investment by the 

Victorian Government to the benefit of the Drysdale and broader Bellarine community. 

It is Council’s view that the Amendment is strategically justified and provides the 

appropriate planning tools to deliver the Drysdale Bypass. 

This completes the submissions of the Council.  
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APPENDIX 1:  GEELONG REGIONAL COMMISSION REPORT AND 

PANEL REPORT   
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APPENDIX 2: THE GEELONG REGION DEVELOPMENT STRATEGY 
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APPENDIX 3: DRYSDALE SPORTS PRECINCT - DESIGN & 

CONSTRUCTION   
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APPENDIX 4: SCHOOLS & COUNCIL LAND - PENINSULA DRIVE 
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APPENDIX 5: JETTY RD N-S CONNECTOR ROAD FUNCTIONAL 

DESIGN   
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APPENDIX 6: G21 IMPLEMENTATION PLAN NOVEMBER 2013 
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APPENDIX 7:  BPLPS – FRAMEWORK PLAN 
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APPENDIX 8:  DRYSDALE CLIFTON SPRINGS STRUCTURE PLAN 
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APPENDIX 9:  DRYSDALE URBAN DESIGN FRAMEWORK 
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APPENDIX 10:  JETTY ROAD URBAN GROWTH PLAN 
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APPENDIX 11:  GREATER GEELONG & THE BELLARINE PRIORITY 

PROJECTS 
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APPENDIX 12: SETTLEMENT STRATEGY DIRECTIONS MAP 
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APPENDIX 13: RECOMMENDED CHANGES TO CLAUSE 21.14 
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APPENDIX 14: COGG ENVIRONMENT UNIT COMMENTS 

 

From: Bruce Humphries  

Sent: Tuesday, 4 July 2017 2:43 PM 

To: Peter Schembri 

Subject: FW: Vic Roads Drysdale Bypass Project- Environment Unit comments 

Peter, 

Following on from the recent meeting you arranged regarding this project & the ability to 

provide some further clarification prior to the Panel Hearing I’d like to reinforce the following 

matters: 

1. The Construction Environmental Management Plan (CEMP) 

 

The reference documents cited in the Incorporated Document do not fully address 

all the appropriate reference documents for a CEMP. It needs to include reference 

to the following documents: 

 

Civil Contractors Federation, Environmental Guidelines for Civil Construction, May 

2010 

Doing it Right on Subdivisions, Temporary Environmental Protection Measures for 

Subdivision Construction Sites, Publication 960, EPA, September 2004 

Construction Techniques for Sediment Pollution Control, EPA, May 1991 

 

As outlined below it will also need to be reviewed by an independent agency such as 

the City to ensure all of the key issues are included and addressed. The proposed 

works could have significant impacts on the water quality of local waterways 

including Lake Lorne, which the City manages as CoM. It is imperative that these 

matters are fully addressed in the CEMP. 

 

2. Native Vegetation Offset Management Plan 

 

Prior to the preparation of this document there is a significant body of work to be 

done by Vic Roads which this Unit has not yet seen. Due to the potential scale of 

native vegetation removal this would normally require the preparation of a specific 

report outlining how the overall vegetation removal has been avoided and 

minimised. The detailed design of the road alignment and associated drainage works 

need to factor in this principle using the data prepared in the GHD reports. It is 

unclear when this step in the process is occurring. It will be a critical phase of the 

detailed design in respect to the compliance with the State Native Vegetation 

Guidelines and inform the exact amount of offsets required to be purchased/found 

by Vic Roads. 

 

Regarding the DELWP submission: 

The matters raised by DELWP should be key items to include within the final version of the 

CEMP document that is reviewed by DELWP & CoGG & forms the basis of the delivery of 

works on site by the contractors. 


