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MINUTES OF THE ORDINARY MEETING 
OF THE GREATER GEELONG CITY COUNCIL 

HELD VIRTUALLY BY ZOOM AND BROADCAST ON THE CITY’S WEBSITE 
ON TUESDAY, 25 AUGUST 2020 

COMMENCING AT 7.00 PM 

PRESENT: Cr S Asher (Mayor), Crs A Aitken, K Grzybek, B Harwood, E Kontelj, 
S Mansfield, J Mason, P Murrihy, P Murnane, R Nelson, T Sullivan 

 
Also present: M Cutter (Chief Executive Officer), R Leonard (Director Governance, 

Strategy and Performance), G Smith (Director Planning, Design and 
Development), P Smith (Co Ordinator Strategic Implementation), J Hurse 
(Manager Planning and Growth) 

OPENING: The Mayor declared the meeting open at 7.00pm  

ACKNOWLEDGEMENTS: 

Council acknowledges Wadawurrung Traditional Owners of this land and pays its respects to 
all Elders past and present and to all Aboriginal and Torres Strait Islander People who are part 
of the Greater Geelong community today. 

REMEMBERANCE: 

The Mayor, Councillors and staff of the City of Greater Geelong offered their sincere 
condolences on the passing of Geelong restaurateur and tourism figure Graeme Goldsworthy.  
Mr Goldsworthy was also the inaugural chair and driving force behind the creation of Geelong’s 
Regional Tourism Board, previously known as Geelong Otway Tourism.  In recognition of his 
service to the tourism industry, numerous boards and enterprises, Mr Goldsworthy was 
awarded an AM in the Australia Honour System.  

APOLOGIES:  Nil. 

LEAVE OF ABSENCE:  Nil. 
 

CONFIRMATION OF MINUTES: 

Cr Grzybek moved, Cr Mason seconded - 
That the Minutes of the Ordinary Meeting held on 28 July 2020 be confirmed. 

Carried. 
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DECLARATIONS OF CONFLICTS OF INTEREST:  

Cr Kontelj declared a Conflict of Interest in Agenda Item 1 Amendment C395 – Settlement 
Strategy and Northern and Western Growth Area Framework Plan – Adoption.  

Cr Murnane declared a Conflict of Interest in Agenda Item 11 – Contractual Matter. 

 

 

PUBLIC QUESTION AND SUBMISSION TIME:   

The following questions were submitted prior to the Council meeting from Jacqueline Edge, 
Carolyn Bird, David Le Lievre and Cameron Steele.  Responses addressing their concerns 
have been provided via email. 

Jacqueline Edge submitted: 

1) The property situated at 120 Elizabeth Street is derelict, unsightly, and full of asbestos and 
other material that blows on neighbouring properties. It houses stray cats and at times 
homeless people. The house now is surrounded by young families and a raft of individuals 
who are investing in the improvement of their properties and the local region at large. I 
understand the Council have made some efforts to have the structure (you could hardly 
call is a ‘house’), demolished without success. We appreciate the effort to improve the 
unsightly graffiti and make ‘safe’ with a large temporary fence, however the unsightly 
derelict structure remains our focal. It has been at least 10 years we have endured this 
sight and social risk (30 years for others). What progress has Council made/planned to 
alleviate the social and environmental hazard of 120 Elizabeth Street Geelong West?  

 
Thank you for your questions Jacqueline : 
  
The property at 120 Elizabeth Street has been under investigation and action from Council’s 
Building Services Team and Local Laws Team over a long period of time. Council does not 
have the authority to require demolition of the building due to it being unsightly. Council can 
only require that the building is safe in regard to community access. The site is fenced to 
ensure there is no community access and safety is maintained.  
 

The Urban Forest Strategy 2015-2025 will provide a world class and signature experience to 
visitors and residents of Geelong. It is contemporary, forward thinking and clever. Realising 
this vision will differentiate Geelong from other regional destinations. The streets of Geelong 
will: 
  

• Reflect our cultural identity (e.g. Melbourne links its identity to Plane trees);  
• Be cooler;  
• Encourage calmer behaviour; and  
• Foster a strong sense of community, custodianship, and connection to country. 
  

These are the foundation building blocks of a flourishing culture. 

2) Is Council on track to realize the Urban Forest Strategy 2015-2025?  
 
Yes, we are on track in terms of implementing the Urban Forest Strategy 2015-2025.  
Since the Strategy was adopted, we have planted over 10,000 advanced street and park trees 
across the City including 3255 trees that have been planted this year. Thank you for your 
interest and support for this important work. 
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Carolyn Bird submitted : 
 
For some time the residents of Elizabeth Street Geelong West have been petitioning Council 
for the improvement of safety and amenity along Elizabeth Street and adjoining cross roads. 
Recently we welcomed the attention of Eddy Kontelj to join Sarah Mansfield and Peter Murrihy 
in our efforts. What united and comprehensive approach is Council planning to alleviate the 
very busy, high risk residential zone? I’m looking forward to hearing the progress on these 
matters.  
 
Thank you for your question Carolyn : 
 
The City are aware of the previous correspondence regarding Elizabeth Street. Traffic speed 
and volume counts undertaken in October 2018 shows that drivers are behaving safely and 
driving below the posted speed limit of 50km/hr.  
 

There have been no changes in the area that suggest traffic patterns have changed, however 
the City will undertake additional traffic speed and volume counts as part of their commitment 
to monitoring the matter.  
 

COVID-19 has seen changes to typical movement patterns and this data collection will occur 
post COVID-restrictions as movements return to normal. 

 
David Le Lievre submitted : 
 
The Reserve Bank Governor Philip Lowe asked Premiers to commit another $40 billion to 
major projects. In Geelong we should be asking for funds to develop the Aqueduct park and 
turn our iconic ovoid aqueduct into a major tourist attraction. The beautiful “Firth of Forth look-
a like” should be the feature attraction.  
  
1) Why does not COGG put a proposal to the Premier to ask for funds to take over the 

Aqueduct from Barwon Water and develop the Aqueduct Park that Barwon Water first 
proposed in 2017. Various people have been talking about it for years, let’s do it now. 
Barwon Water in their submission to Heritage Victoria said they are looking for someone 
to take control of the heritage listed aqueduct?  

 
 

2) What projects are COGG seeking funds from the state to help the State spend part of its 
$40 billion that Philip Lowe suggested it should spend in the next two years?  

 

Thank you for your questions David :  
 
The City regularly advocates for state and federal government funding for major projects and 
programs in Geelong. A recent example is the City’s participation in a Geelong COVID 
Recovery Collective which collaborated to advocate for a range of projects to create economic 
stimulus. 
  
As well as advocacy efforts, the City regularly applies for government grant funding for eligible 
projects.  
 

With regards to the Aqueduct and adjacent lands managed by Barwon Water, the City does 
not propose to take over the responsibilities associated with these Barwon Water assets.  
The City would support any future Barwon Water funding submissions that endeavours to 
develop this particular Barwon Water land for the benefit of the community. 
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Cameron Steele submitted : 
 
The CCMA has recently released a study into the water losses from the Moorabool River into 
the Fyansford Quarry.  
 

It found the losses to be order of 5.14 million litres per day, or over 1800 million litres annually. 
This is orders of magnitude higher than the 102ML per year which was put by experts to the 
Panel assessing Amendment C395.  
 

Simply switching the pumps off when the quarry ceases operation will have a devastating 
impact. This water has been pivotal in maintaining some linkage between the Moorabool and 
Barwon Rivers to on the estuarine environment of the RAMSAR wetlands, vital to important 
but declining migratory species within the Moorabool system.  
 

The study also found that even when full the quarry will continue to draw water from the 
Moorabool River due in part to the serious disrepair of the 1930s concrete recourse north of 
the quarry.  
 
Will Council show environmental stewardship by supporting the following?  
 
1) A modified pumping regime continuing after the quarry is decommissioned designed to 

match the current losses from the river.  
2) No net water from the Moorabool River, the most flow stressed in Victoria, be used to fill 

the quarry.  
3) The 1930s diversion is replaced with an impervious structure capable of preventing 

further losses of river flows to the underlying substrates.  
4) The outlet of the pumped water from the quarry be moved from its current position to a 

site upstream of the first recourse.  
 
Thank you for your questions Cameron on water management for the Moorabool River. 
 

It is premature for Council to commit to these specific outcomes at the moment and there is 
further strategic planning and state-wide strategy to be resolved.  
 

The framework plan and amendment C395 provide the high-level land use direction for the 
area and confirms the further work that is necessary for the planning of the area. Key aspects 
of this further work are the Integrated Water Management Strategy (IWM) and the more 
detailed Precinct Structure Plans.  
 

There will be further opportunities for People for a Living Moorabool to continue to participate 
in the IWM process for the Western Geelong Growth Area, managed by Barwon Water. The 
IWM strategy is nearing completion. It would be premature to pre-empt the outcomes of the 
IWM plan at this stage.  
 

While the IWM plan has options to consider pumping regimes, the overall amount of water 
released from the top of the Moorabool catchment is outside of the scope of the study but 
rather a state level project. A larger project underway called Central Regions Sustainable 
Water Strategy will consider this on a more appropriate scale. The IWM plan will inform detailed 
master planning of the Moorabool River corridor that will occur as part of the preparation of the 
Batesford South Precinct Structure Plan. 

 

PETITIONS:  Nil. 
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Cr Kontelj declared a Conflict of Interest in Agenda Item 1 Amendment C395GGEE – 
Settlement Strategy and Northern and Western Growth Areas Framework Plan – Adoption, 
and left the meeting room at 7.05 prior to discussion. 

1. AMENDMENT C395GGEE – SETTLEMENT STRATEGY AND NORTHERN &
WESTERN GEELONG GROWTH AREAS FRAMEWORK PLAN – ADOPTION

Source: Planning, Design & Development – Strategic 
Implementation 

Director: Gareth Smith 
Portfolio: Planning 

Purpose 
1. To consider the Panel report on Amendment C395ggee and adopt the Amendment.

Background 
2. C395ggee (the Amendment) is primarily a policy-based amendment that implements the

municipal wide Settlement Strategy and the Northern and Western Geelong Growth
Areas Framework Plan (the Framework Plan) into the planning scheme.

3. The Amendment was exhibited in June 2019 with a total of 102 submissions received.
On 24 September 2019 Council resolved to refer the submissions to an independent
Panel appointed by the Minister under the Planning and Environment Act (the Act)
(Panel).

4. The 3-member Panel held a hearing in Geelong and Melbourne over 28 days between
November 2019 to March 2020. Many submitters were landowners represented by legal
advocates and more than 50 pieces of expert evidence were called. The Panel provided
its report to Council in mid May 2020 and it was publicly released in late May.

Key Matters 
5. The Panel has strongly supported Council’s strategic work and concludes: “Geelong has

undergone a sustained period of high population growth which is predicted to continue.
The Amendment is a well thought out and visionary response to logically cater for this
predicted growth... there is a high level of support for the overall direction of the
Amendment, and particularly the Framework Plan.

6. The refocusing of long-term growth away from the Bellarine Peninsula is a conscious
policy decision of Council and the State Government; implementation of this policy
requires some further consideration of long term or permanent settlement boundaries.
Subject to addressing some issues of principle and detail, the Panel strongly supports
the Amendment.”  (see Executive Summary in Attachment 5).

7. The Panel recommends adoption of the Amendment generally with changes outlined in
its 13 recommendations which must be considered by Council as the Planning Authority.

8. It is recommended that Council accept all the Panel recommendations, adopt the
Amendment and updated versions of the Settlement Strategy and Framework Plan and
forward the Amendment to the Minister for Planning for final approval.
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Cr Aitken moved, Cr Grzybek seconded - 

9. That Council:  

9.1 Adopt Amendment C395ggee in the form outlined in Attachment 8 of this 
report; 

9.2 Submit the adopted Amendment C395ggee together with the prescribed 
information to the Minister for Planning requesting approval; and 

9.3 Adopt the City of Greater Geelong Settlement Strategy (August 2020) and the 
Northern and Western Geelong Growth Areas Framework Plan (August 
2020). 

Carried. 
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Attachment 1 

Financial Implications 

1. Adoption of the Amendment will not have any significant financial implications to Council. 
The Amendment has incurred significant costs in the order of $0.5M associated with the 
lengthy panel hearing including the Planning Panels Victoria fees, legal advocate fees 
and engagement of expert witnesses to support Council’s case. 

Community Engagement 

2. Both the Settlement Strategy and the Framework Plan were based on extensive 
community engagement and the Amendment was exhibited in accordance with the 
requirements of the Planning and Environment Act 1987. 

3. All 102 submitters had an opportunity to be heard before an Independent Panel 
appointed by the Minister for Planning.  

4. The Independent Panel report has been publicly released and all submitters notified of 
its availability on the City’s C395 webpage. 

Social Equity Considerations 

5. A component of the Settlement Strategy considers the need to increase the level of 
affordable and social housing within the municipality. This is reflected in the policy 
changes proposed by the amendment. 

6. The Framework Plan contains significant social equity considerations, responding to 
Greater Geelong’s significant growth rate by planning for the future provision of 
affordable housing and employment opportunities to meet the needs of the community. 

Policy/Legal/Statutory Implications 

7. The Amendment is broad ranging and supports and implements numerous state policies. 
The most relevant policies are listed below: 

7.1 Clause11.01-1S Settlement; 

7.2 Clause 11.01-1R Settlement Geelong G21;  

7.3 Clause 11.02-1S Supply of urban land;  

7.4 Clause 11.02-2S Structure Planning;  

7.5 Clause 11.02-3S Sequencing of development;  

7.6 Clause 11.03-4S Coastal settlement;  

7.7 Clause 11.03-5S Distinctive areas and landscapes;  

7.8 Clause 13.03-1S Floodplain management; and  

7.9 Clause 14.03-1S Resource exploration and extraction.  

8. The Amendment supports and implements the following policies from the Local Planning 
Policy Framework: 

8.1 Clause 21.02 City of Greater Geelong Sustainable Growth Framework;  

8.2 Clause 21.04 Municipal Framework Plan;  

8.3 Clause 21.05-7 Flooding; 

https://www.geelongaustralia.com.au/amendments/item/8d6f0bcb1cec127.aspx
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8.4 Clause 21.06 Settlement and Housing; 

8.5 Clause 21.08 Development and Community Infrastructure; and  

8.6 Clause 21.14 Bellarine Peninsula. 

Alignment to Council Plan 

9. The Amendment, Settlement Strategy and Framework Plan align with the Planned 
Sustainable Development strategic priority of the Council Plan. They will deliver the 
following key priorities identified in the Council Plan: ensuring housing supply, diversity 
and affordability can meet the needs of our growing community; facilitating opportunities 
for infill residential development; continuing to develop urban growth areas across the 
region; improving the environmental performance of new developments; and managing 
the impact of development on the unique character of our townships. 

Conflict of Interest 

10. No Council officers involved in the preparation of this report have any direct or indirect 
interest. 

Risk Assessment 

11. Adopting the Amendment and implementing the new strategic planning work into the 
Planning Scheme reduces risk by providing certainty for the future development of the 
municipality. 

12. Adopting the Panel recommendations reduces the risk of the Minister for Planning 
changing the amendment at the approval stage. 

Environmental Implications 

13. The Settlement Strategy has a number of environmental implications including the need 
to take into account environmental risks and values when considering the spatial 
distribution of housing, looking at how development can be more sustainable into the 
future, increasing the share of housing provided by urban consolidation and thus 
reducing pressure for outward expansion, increasing housing diversity and implementing 
the One Planet Living principles. 

14. Environmental implications were considered in the preparation of the Framework Plan. 
Technical studies relating to land capability including assessments of native flora and 
fauna, geotechnical, hydrogeological and environmental constraints, stormwater 
drainage and land use buffers were undertaken. 

15. An overarching Biodiversity Conservation Strategy will be prepared prior to the 
finalisation of any Precinct Structure Plans (PSP).  

16. The Framework Plan identifies actions to prepare an environmentally sustainable design 
(ESD) action plan for each PSP demonstrating the actions that urban development will 
take to contribute net zero carbon to the City. 
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Attachment 2 

Background 

The Settlement Strategy 

1.  The Settlement Strategy provides a planning framework to ensure the municipality can 
meet the region’s housing needs to 2036. The Strategy was adopted by Council in 
October 2018.  

2. The Settlement Strategy reviews the city’s demographics, analysing current and 
anticipated future population and housing needs. The Strategy includes directions for 
both urban consolidation and greenfield development.  

3. The Amendment includes the Settlement Strategy as a Background Document to the 
Planning Scheme. It amends Local Planning Policies in the Scheme to implement key 
recommendations of the Strategy including:  

3.1 Directing the majority of future housing needs to urban Geelong (urban infill, 
Armstrong Creek and the Northern and Western Geelong Growth Areas); 

3.2 Reducing the share of new housing development on the Bellarine Peninsula;  

3.3 Ensuring residential development occurs within designated settlement boundaries; 
and 

3.4 Facilitating infill development to increase its contribution to housing supply.  

4. The Department of Environment, Land, Water and Planning (DELWP) has declared the 
Bellarine Peninsula a Distinctive Area and Landscape (DAL) under the Planning and 
Environment Act 1987. This process will introduce a Statement of Planning Policy (SPP) 
and set long-term settlement boundaries and review height controls within townships on 
the Bellarine. Outcomes in relation to the Amendment will inform and contribute to the 
DAL process. 

5. The exhibited version of the Housing and Settlement Framework Plan from the 
Settlement Strategy is in Attachment 3. 

 Northern and Western Geelong Growth Areas Framework Plan  

6. The Northern and Western Geelong Growth Areas (NWGGA) are the largest greenfield 
urban development project in regional Victoria with the capacity to accommodate around 
110,000 residents. The NWGGA Framework Plan was adopted by Council in March 
2019.  

7. The Framework Plan outlines principles and actions to achieve the community’s Clever 
and Creative vision in the development of the growth areas. The Framework Plans set 
out these principles and actions for each of six themes: Clever and Creative, 
Environment, Neighbourhood, Economy, Movement and Delivery.  

8. The Amendment includes the Framework Plan as a Background Document to the 
Planning Scheme. It introduces a new Local Planning Policy (Northern and Western 
Geelong Growth Areas) into the Scheme to implement key recommendations of the 
Strategy including:  

8.1 Developing Precinct Structure Plans in an orderly sequence within each growth 
area;  

8.2 A Clever and Creative Corridor as a focal point for design of sustainable, 
interconnected neighbourhoods; 

8.3 Ensuring a network of activity centres provide for the needs of local residents; 
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8.4 Locating high and medium density housing near activity centres and key transport 
routes;  

8.5 Identifying an employment precinct in each growth area; 

8.6 Prioritising active and public transport over private vehicles in neighbourhood and 
transport network design;  

8.7 Establishing a buffer of lower density residential development north and east of the 
Batesford township; 

8.8 Completing rehabilitation of the Batesford Quarry and master planning for its 
transformation to a recreational lake; and  

8.9 Undertaking an overarching biodiversity conservation strategy for each growth 
area.  

9. The exhibited version of the NWGGA Framework Plan Map is in Attachment 4. 

10. The Amendment also rezones to the Urban Growth Zone most land in the growth areas 
identified for short or medium term urban development that has not already been 
included in that zone. 

What the Amendment does 

11. As discussed above, the Amendment implements the Settlement Strategy and 
Framework Plan into the planning scheme. The Amendment includes policy changes to 
the Municipal Strategic Statement (MSS) and rezones land in the NWGGA to the Urban 
Growth Zone. Specifically, the Amendment seeks to:  

11.1 Amend Clause 21.03 Objectives - Strategies – Implementation to include reference 
to 21.18 Corio Norlane and 21.20 Northern and Western Geelong Growth Areas; 

11.2 Replace Clause 21.04 Municipal Framework Plan with a new Clause 21.04 to 
implement the Settlement Strategy through a new Municipal Framework Plan; 

11.3 Replace Clause 21.06 Settlement and Housing with a new clause including 
objectives, strategies and references to implement the Settlement Strategy; 

11.4 Amend Clause 21.08 Development and Community Infrastructure to update 
strategies on Transport and Development Contributions to implement the 
Settlement Strategy; 

11.5 Amend Clause 21.11 Armstrong Creek Urban Growth Area to reflect the role of the 
Northern and Western Geelong Growth Areas; 

11.6 Amend Clause 21.14 The Bellarine Peninsula to update objectives, strategies, 
further work and references to implement the Settlement Strategy; 

11.7 Amend Clause 21.16 Anakie to implement the Settlement Strategy by amending 
objectives and strategies, deleting reference to the Anakie Structure Plan 1996;  

11.8 Insert a new Clause 21.20 Northern and Western Geelong Growth Areas including 
new objectives, strategies and plans to implement the Framework Plan; and 

11.9 Replace the Schedule to Clause 72.08 Background Documents with a new 
Schedule that includes the Settlement Strategy and Framework Plan. 

Public Exhibition and Panel Hearing 

12. The Amendment was exhibited in accordance with the requirements of the Planning and 
Environment Act 1987 from 21 June to 29 July 2019. 
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13. Notices were placed in five separate newspapers. Around 1450 affected or nearby 
landowners and residents were notified by mail, while around 500 email notifications 
were sent to stakeholders and interested parties. Open House information sessions on 
the Framework Plan component of the Amendment were held at the Batesford Hall on 
17 July and the Corio Library on 18 July. 

14. As a result of exhibition, a total of 102 submissions were received.  

15. Council considered a report on the submissions on 24 September 2019 and resolved to 
refer the submissions to an independent Panel appointed by the State Government 
under the Act.  

16. A 3-member Panel of Nick Wimbush (Chair), John Hartigan and Deanne Smith held a 
lengthy hearing in Geelong and Melbourne between November 2019 to March 2020. A 
total of 37 different parties appeared at the hearing. They included the City, state 
government agencies, developers, landowners, community groups and individuals.   

17. The City was represented throughout the Panel hearing by Greg Tobin of Harwood 
Andrews Lawyers and instructed and advised by officers from the City’s Strategic 
Implementation and Planning Strategy units.   

18. The City called the following six experts in planning, lot supply, demographics and 
transport planning: 

18.1 Michael Barlow (Urbis) – strategic planning; 

18.2 John Collins (Spatial Economics) – strategic planning; 

18.3 Mark Woodland (Echelon Planning) – strategic/growth area planning; 

18.4 Reece Humphries (GTA) – transport planning and engineering; 

18.5 Dale Stokes (Spatial Economics) – lot supply and economics; and 

18.6 Jeremy Reynolds (Spatial Economics) – demography. 

19. The Panel provided its Panel Report to Council in mid May 2020 and it was publicly 
released in late May. 

Panel Report Executive Summary and City Response 

20. The following section of this Council report discusses and responds to the Panel’s 
Executive Summary including its findings on the key issues, conclusions and 
recommendations. The Executive Summary is in Attachment 5. Where necessary 
references are also made to Panel commentary from the main Panel report. 

21. Further discussion and response to all the sub issues covered in the Panel report is not 
provided in this Council report. This would duplicate information which is already 
comprehensively covered by the Panel in its report which includes quotes and accurate 
descriptions of the submissions made by the parties including the City. 

22. The Panel Report (Appendix D) includes a list of detailed changes to the Amendment, 
Settlement Strategy and Framework which the Panel recommends and which is derived 
from a document that Council submitted to the Panel during the hearing. This list is 
reproduced in Attachment 6 to this Council report.  

23. The Panel’s recommendations and the City’s responses are listed in Appendix 7. 

COVID-19 

24. The Panel refers to the hearing being in its final stages as the COVID-19 virus started to 
send the Victorian, national and global community into lockdown in early 2020.   

https://www.geelongaustralia.com.au/common/public/documents/amendments/8d6f0bcb1cec127-GreaterGeelongC395ggeePanelReport.pdf
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25. In relation to potential changes that COVID-19 could bring to society the Panel says it 
“has no more insight than anyone into what Victoria and the Geelong community will be 
like in a post COVID-19 world, or even when that will occur. The Panel has based its 
considerations, as it must, on the pre-COVID-19 world and matters brought before it at 
that time.” 

26. The Panel provides positive commentary on the strategic work undertaken saying: 
“Whatever the future implications for Geelong, the Panel is satisfied that the enormous 
work done to date leading to this Amendment will form a critical and well-founded 
platform for Geelong’s future.” 

The Amendment 

27. The Panel describes the Amendment as having two major components; to implement 
the Geelong-wide Settlement Strategy and the Northern and Western Geelong Growth 
Areas Framework Plan into the planning scheme. 

28. The Panel describes the Amendment as implementing “a 20-year plan for Geelong to 
cater for a very significant population increase. The Panel commends Councils for taking 
a visionary approach to growth area and settlement planning to accommodate the growth 
in a logical planned manner.” 

Submissions 

29. In the main body of its report the Panel says it considered all written submissions made 
in response to the exhibition of the Amendment, observations from site visits, and 
submissions, evidence and other material presented to it during the Hearing. The Panel 
explains it reviewed a large volume of material and has had to be selective in referring 
to the more relevant or determinative material in the Report. All submissions and 
materials have been considered by the Panel in reaching its conclusions, regardless of 
whether they are specifically mentioned in the Report.  

30. The Panel observes that a “significant number of submissions on the Settlement Strategy 
were concerned with the ‘pivot’ in policy of some Bellarine settlements from growth 
centres to more limited development opportunities and the setting of ‘permanent’ town 
boundaries”.  While it found that submissions supported this approach it also found that 
“Other major landowners saw the Strategy as an avenue to press their claims for 
inclusion of land parcels within the short to medium term growth picture for Geelong.” 

31. The Panel found that the Framework Plan generally received strong high-level support 
in submissions and says “Many submitters…were landowners interested in the 
development of the growth areas, either via expedited timing for their holdings, or raising 
issues around the planning for development such as infrastructure funding and 
development sequencing. 

32. The Panel found that “Very few submissions if any called for the abandonment of the 
Amendment as a whole, testament to the strategic planning work that Council has put 
into the Amendment over the past several years.” 

The Panel Hearing 

33. The Panel held 28 days of Hearing in Geelong and Melbourne and undertook two 
accompanied site inspections and numerous unaccompanied inspections.  

34. The Panel describes the hearing as follows: “Because of the scale of the Amendment 
the Hearings were complex and many of the submitters were landowners represented 
by legal advocates and calling expert evidence.  
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More than 50 pieces of expert evidence were called in traffic engineering, planning, 
infrastructure planning, stormwater management, ecology, noise, dust, economics and 
land supply. In addition, a small number of concerned individual submitters expressed 
their views in support of, or opposition to, particular parts of the Amendment.” 

35. The City and its legal advocate were present throughout the Panel hearing and found 
the Panel conducted a very professional and fair process affording all parties the 
opportunity to have their say, make submissions and cross examine witnesses. Some of 
the major developer submitters took several days to present their cases with multiple 
experts. Where possible the City tried to resolve and come to agreement on matters with 
the other parties in order to reduce the number of issues at stake.  

Panel findings - Settlement Strategy 

Policy ‘pivot’ and the DAL process 

36. The Panel describes the Settlement Strategy as including a “policy ‘pivot’ from providing 
growth areas in some Bellarine Peninsula towns (primarily Ocean Grove and Leopold) 
and directing this growth to the Northern and Western Geelong Growth Areas (NWGGA) 
and the continuing development of Armstrong Creek.” 

37. It says “In addition to this significant policy change from Council, the State Government 
has declared the Bellarine and Surf Coast Distinctive Areas and Landscapes (DAL) 
under the Planning and Environment Act 1987 (Part 3AAB). The declarations occurred 
in mid-late 2019 and a State policy development process is underway.” 

38. The Panel “considers that the conscious policy change away from further significant 
urban growth on the Peninsula is a choice Council has made; it is not for the Panel to 
interrogate this choice in principle. The change, in conjunction with the provision of 
significant new growth areas in the west and north, makes a powerful case for Council 
having an overall plan to accommodate growth.” 

39. The Panel makes it clear that its role is not to challenge or question the DAL declaration 
and planning process which has been developed and implemented by the State 
Government.  

40. The City sees the Panel’s findings as an endorsement of the logical, long term approach 
to municipal settlement planning provided in the Settlement Strategy. The City believes 
the directions of the Settlement Strategy and the new high-level policy being introduced 
by the Amendment are consistent with and complement the DAL process. 

Bellarine Peninsula Settlement Boundaries 

41. The Panel describes the big area of contention behind the Council policy ‘pivot’ and the 
DAL process as “not so much the question of whether there should be eventual township 
boundaries to limit growth on the Bellarine, but rather where those boundaries should 
be”.  

42. The Panel says one school of thought in submissions suggests township boundaries 
should be closely tied to existing residential zoned land or land already identified in the 
planning scheme as suitable for rezoning.  

43. It describes the other school of thought in submissions (often advanced by landholders 
with existing development interests on the edge of Bellarine towns), is that if an eventual 
town boundary is proposed, there should be an opportunity to bring in additional land on 
the edges of existing towns into the ‘final’ town boundary. 
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44. In describing the significant pressure it was under due to multiple submitters (many being 
developers represented by lawyers and with planning experts) seeking to promote land 
being included in town boundaries, the Panel says: “For an Amendment that does not 
set any town boundaries, the Panel has felt significant pressure to make findings on the 
issue in principle and even on particular landholdings as to whether they should be ‘in’ 
or ‘out’ of eventual town boundaries. This of course it has not been tempted to do; that 
would be straying far outside of its remit.” 

45. The City agrees with the above comment. Although the Settlement Strategy provides 
policy direction towards permanent settlement boundaries, it was not the intent of the 
Amendment to lock the boundaries in now. That would be done by the DAL for the 
Bellarine and a logical inclusion process for urban Geelong.  

46. The City’s central position was that this Amendment was not the correct process to 
facilitate changes to settlement boundaries that will be considered as part of the Bellarine 
and Surf Coast DALs. It submitted to the Panel that the DAL process must be undertaken 
before more detailed review of existing structure plans occur, and that it would be poor 
planning to pre-empt the DAL outcome. 

47. On the issue of whether more land should be included within town boundaries the Panel 
comments “that at the planning principles level, and this is explicit in some parts of the 
planning scheme such as for Ocean Grove, that this further review prior to the ‘locking 
down’ of town boundaries should be considered. This is not an explicit or implicit 
endorsement of any particular submission requesting inclusion in a Bellarine township 
boundary.” 

48. The Panel says it is “neither fair, nor sound planning, to ‘shut the gate’ at a particular 
point of time without a logical review of what is inside or outside the paddock at the point 
in time when the gate shuts.” 

49. The Panel in its report makes it clear that it considers that a future process for refining 
township boundaries is necessary (see p.29 of the Panel report). 

50. The Panel makes a recommendation (No.2) to revise the Settlement Strategy to clearly 
articulate that for the Bellarine Peninsula, the process to finalise an enduring boundary 
for Geelong will be: secured by the DAL program; and, if not addressed by the DAL, 
through the proposed review of structure plans; or where no Structure Plan review is 
proposed in the near future, then the logical inclusions process as described in the 
Settlement Strategy. 

51. The City advised the Panel of additional wording to be included in the Settlement 
Strategy to clarify this issue. The full wording is in the table is in the Appendix 7 response 
to recommendation no.2 and includes: “The City considers the Distinctive Areas and 
Landscapes the most appropriate process to determine long term boundaries for the 
Bellarine. If long term boundaries are not resolved, the City will need to determine long 
term boundaries via a separate consultative process for the district towns with regard to 
Statement of Planning Policy”. 

Logical inclusions process 

52. For the other parts of Geelong addressed in the Settlement Strategy, the Panel considers 
these can be broken down into a ‘logical inclusions’ process and a ‘strategic 
landholdings’ group. 

53. Several parties submitted to the Panel that certain parcels of land along the southern 
edge of Armstrong Creek Growth Area should be included in the urban growth boundary 
of Geelong.  
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54. The Panel considers there are several parcels that have been identified in submissions, 
and probably others, that could be included in the urban area in the Settlement Strategy. 
The Panel says it does not try to pick ‘winners and losers’ but supports a process being 
undertaken. 

55. The City submitted that a planning scheme amendment to determine the long-term 
boundary for urban Geelong through a logical inclusions process will occur upon the 
implementation of Amendment C395ggee. A draft ‘long term’ or ‘permanent boundary’ 
to replace the ‘indicative’ boundary exhibited through this Amendment will be prepared 
and will include the final methodology and criteria used to come to Council’s preferred 
position. 

56. The revised Clause 21.06 for adoption includes the strategy: “Deliver defendable long-
term settlement boundaries via a consultative boundary review process”. 

Strategic landholdings  

57. The ‘strategic landholdings group’ as termed by the Panel includes the Western Industrial 
Precinct (WIP) within the Armstrong Creek Growth Area and the Boral landholding further 
west at Waurn Ponds. The Panel has dealt with these separately to other areas that it 
heard submissions on as it considers them to be “very significant landholdings which will 
have an important part to play in the future growth and development of Geelong.”  

Strategic landholdings - Western Industrial Precinct 

58. The Panel considers the WIP needs to be considered within the broader picture of 
Armstrong Creek and Geelong’s growth. It says a large portion of the WIP is in a single 
ownership, and the owners expressed a strong desire to consider an urban residential, 
rather than industrial, future. The Panel “notes the submissions on this land but considers 
it is in no stronger a position than to note the submission for future consideration. 
Changing the future land use for such a major parcel of land will require a specific 
investigation.”  

Strategic landholdings - Boral Waurn Ponds 

59. Boral and Blue Circle Southern Cement own a 1,020 hectare area of land at Waurn 
Ponds. Boral submitted that the land should be rezoned Urban Growth Zone and 
included within the urban growth boundary. The Victorian Planning Authority submitted 
that the Boral land should at least be considered a ‘Long Term Investigation Area’ in 
Figure 1 of the Settlement Strategy. 

60. The Panel states the “significant land holdings owned by Boral in Waurn Ponds appear 
to the Panel to be a strategic land resource for the future of Geelong that will require 
careful planning, and perhaps in conjunction with the future land use in the WIP. The 
Panel is satisfied that the medium to long term future of the land is not in the quarry 
resource, but rather as an alternative, higher economic value land use, probably 
including urban uses”.  

61. The Panel considers that “such future land use planning is in its infancy and given 
Council’s measured strategic approach to growth area planning, the ‘bringing on’ of this 
land should be undertaken carefully and strategically. The Panel has thus recommended 
that the Boral land be identified at a high level for potential future urban growth, but no 
more strongly than this, and with no great imperative to bring the land forward for 
development with a sense of urgency”. 

62. In its closing submission, the City acknowledged the future potential of the Boral land. It 
proposed changes to the Settlement Strategy to specifically recognise that at the end of 
its extractive use and resolution of the DAL process it is one of several sites for 
investigation to meet the municipality’s future housing needs.  



Greater Geelong City Council 25 August 2020 
Minutes of Ordinary Meeting 
SECTION B - REPORTS Page 16 

  

63. The specific wording the City advised the Panel it would insert into the Settlement 
Strategy and which has subsequently been inserted into the August 2020 version of the 
Settlement Strategy is in Appendix 7 in response to recommendation 3. 

Panel findings - Northern and Western Geelong Growth Areas Framework Plan 

Overall Panel comments and recommendations on the Framework Plan 

64. In relation to the Framework Plan, the Panel found there was strong support for the work 
Council has undertaken in bringing the NWGGA forward for planning and development. 
Later in its report (p.48) the Panel says “There was overall support for the Framework 
Plan as an important strategic document to guide the development of the two growth 
areas. No parties questioned whether it should be listed in the Greater Geelong 
Planning Scheme as a background document”. 

65. In the Executive Summary the Panel makes several recommendations relating to the 
NWGGA including recommendation no.4 to add a preamble to the Framework Plan to: 
clearly state its purpose; provide flexibility in its interpretation in the next stages of the 
planning process; and confirm that the PSPs included in the Framework Plan are concept 
plans only. 

66. The City supports the addition of such a preamble as this properly reflects the intent of 
the Framework Plan document. The exact wording is in Appendix 7 in response to Panel 
recommendation no.4. 

67. The Amendment includes a new Clause 21.20 which is a stand-alone planning policy for 
the NWGGA and includes the Framework Plan map. The Panel in its recommendation 
no.5 recommends amending the “exhibited Clause 21.20 by adopting the changes 
proposed by Council as set out in Document 245 to the Hearing with the deletion of the 
last dot point under Clause 21.20-3 Strategies.” 

68. In a separate recommendation (no.9.) the Panel also recommends an additional strategy 
be added to Clause 21.20 requiring a detailed biodiversity assessment prior to any 
Precinct Structure Plan (PSP) being approved. 

69. The City agrees that at a broad level there was strong support for the Framework Plan.  
The two changes to Clause 21.20 recommended by the Panel are supported and have 
been made to the document for adoption in Attachment 8. 

Level of detail in the Framework Plan 

70. In its main report (p.49) the Panel says there were several submitters who questioned 
some aspects of the Framework Plan, in particular that it was too detailed for a strategic 
document. The Panel says it also shares the concerns of some submitters that the Plan 
is very detailed and if narrowly interpreted could diminish flexibility in the development of 
the Precinct Structure Plans in the two growth areas. The Panel goes on to say that it 
“accepts however that the included PSPs are intended to be no more than concepts at 
this stage and much more detailed analysis will be needed to determine PSPs to guide 
future land use development and infrastructure provision”. 

71. The Panel also says that a number of submitters made strong representations to the 
Panel about development sequencing and timing and infrastructure funding amongst 
others  

72. In the Executive Summary the Panel states that “many of these issues are appropriately 
addressed at the Precinct Structure Plan (PSP) stage and the detail of infrastructure 
provision, road alignments and so on will be debated and finalised through those 
processes.  
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Whilst the Framework Plan does provide a higher level of apparent detailed design, 
including ‘draft’ PSPs, the Panel considers that provided the reference to the Framework 
Plan allows appropriate flexibility to make changes where it is warranted in PSPs then 
this should not be a major impediment to growth area planning and development.”  

73. The City appreciates that the Framework Plan does have some detail that would not 
normally be found in a plan at this level of the planning hierarchy. However, it agrees 
with the Panel that much of the detail is conceptual only. The preamble being inserted at 
the front of the Plan to describe its role and other changes recommended by the panel 
will ensure flexibility as the plan is implemented. 

74. The City agrees with the Panel that many of the detailed issues raised in the Panel 
hearing in relation to the NWGGA can be addressed, debated and finalised at the PSP 
stage. 

PSP sequencing and boundaries 

75. The Panel heard submissions from several of the NWGGA landowners seeking land to 
be included in PSP precincts earmarked for the initial first stage of PSP preparation. 

76. The Panel found that it understands the sequencing of PSPs that has been proposed in 
the Framework Plan by Council and notes “it is based on a logical, ordered process for 
providing growth areas, and one that can be accelerated if growth occurs faster than 
planned. The Panel considers however that while the sequencing proposed may be a 
good starting point, there should be flexibility in PSP preparation and implementation to 
allow different arrangements to come forward when it is shown there is potential for a 
superior outcome.” 

77. The Panel says it has “not attempted to devise its own sequencing scheme based on 
submissions, as that would merely be a different approach, and not necessarily superior. 
The Panel has however based on submissions, attempted to recommend a more flexible 
approach to determine the final precincts and PSP sequencing”.  

78. Later in its report the Panel (in reference to the submissions and evidence put to it over 
several days by developers seeking to have PSP boundaries amended) says “In short, 
with one exception the Panel is not convinced on the evidence presented to it that any 
of the requested changes to the PSP boundaries should be made at this time”. 

79. The exception the Panel provides is the small area of land in the southeast corner of the 
Batesford South precinct that Council has already agreed to move into the McCanns 
Lane PSP at the request of the McCann Family. The Panel endorses this change.  

80. The Panel goes on to say that it “does not conclude that there is no merit in any of the 
requested changes. Rather more analysis and assessment is needed and that this is 
best done through the detailed PSP planning development and review process.” (p.49) 

81. As mentioned earlier, the Panel recommends that a preamble be added in the 
Framework Plan background document to clarify its purpose and provide flexibility in its 
interpretation in the next stages of the planning process. 

82. The City notes the Panel commentary on this issue and accepts the relevant 
recommendations to the Framework Plan and Clause 21.20. 

Infrastructure funding 

83. Several submissions were made regarding development contributions to fund 
infrastructure in the growth areas. Several parties requested that the Panel determine 
that a global (or universal) Infrastructure Contributions Plan (ICP) or Development 
Contributions Plan (DCP) should be prepared for the Western Growth Area.  
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84. The Panel found that “a major issue that will be critical for the success of the growth 
areas is infrastructure funding and apportionment of large-scale infrastructure projects 
across many PSP areas within the two growth areas”.  

85. The Panel believes there is merit in a layered scheme to fund large scale (expensive) 
projects across a whole growth area, possibly including state funding, and then having a 
more traditional precinct scale DCP or ICP to fund the precinct specific infrastructure.  

86. The Panel has “not strongly concluded that there is one perfect answer but after 
considering submissions does conclude that it is vital that flexibility is retained to enable 
further consideration of options for funding infrastructure”.  

87. In the Panel’s view, “the proposed planning scheme ordinance (at Clause 21-08) does 
provide sufficient flexibility and does not, for example, preclude the adoption of a global 
ICP/DCP for the growth areas should further work in progress demonstrate that such an 
approach is the best way to fund and deliver key infrastructure.”  

88. The City accepts the Panel’s findings and conclusions on infrastructure funding and 
notes that no amendments to Clauses 21.08 or 21.20 are required. 

Clever and Creative Corridor 

89. The Panel found the Clever and Creative Corridor (CCC) concept was generally 
supported by submitter landowners with some reservations as to detail. In the Western 
Geelong Growth Area (WGGA) it was suggested that the CCC should be placed west of 
the Batesford Quarry. The Panel has not accepted that submission.  

90. The City described the CCC in its Part B statement as a tree-lined boulevard style transit 
corridor with priority for active and public transport between key destinations within the 
growth areas. The City did not object to removal of the detail on pages 45-51 of the 
Framework Plan to take out references to carriageway width of standard road features, 
parking bays and other features. 

91. The Panel’s recommendation no.6 (see Appendix 7) includes its changes to the detail 
of the CCC in the Framework Plan. The City accepts these recommendations and has 
changed the document accordingly. 

Activity centres 

92. The Panel found that activity centre locations attracted numerous submissions. In 
response to these, Council has agreed to some changes to activity centre number and 
location in the Northern Geelong Growth Area (NGGA) which the Panel supports. 

93. The City has subsequently updated the Framework Plan and Clause 21.20 to reflect the 
new activity centre arrangements. The same changes are also proposed to Amendment 
C393ggee which implements a new Retail Strategy and is being considered as a 
separate agenda item. 

The Settlement Strategy and Framework Plan documents 

94. In relation to the two background documents that underpin the Amendment, the Panel 
found that “Many submitters to the Strategy and Framework Plan sought to have the 
Panel redraft the documents or at the least recommend the inclusion of specific wording. 
The Panel has generally avoided this approach. Rather it provides recommendations 
that should help Council redrafting.”  

95. The Panel says it “is aware that the documents have been drafted over many years by 
teams of Council staff and consultants and trying to ‘remake them in our own image’ 
would be a difficult task within the timeframes expected of a Panel to report... where the 
Panel considers critical changes to the documents need to be made, recommendations 
have been made, even if the detailed drafting is not included”. 
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96. The City has made all the changes to the Settlement Strategy and Framework Plan 
generally as recommended by the Panel (as described in Attachments 6 and 7) along 
with some other minor changes and corrections. A small number of changes in 
Attachment 6 have not been made as they have been superseded by changes agreed 
by the City later in the hearing or by Panel recommendations.  

97. The revised “August 2020” versions of the Settlement Strategy and Framework Plan are 
recommended for re-adoption alongside the Amendment. They are too lengthy to attach 
to this Council report but can be viewed on the C395 webpage. 

Panel overall conclusions 

98. The Panel’s overall conclusions are: 

 “The Panel concludes:  
• Geelong has undergone a sustained period of high population growth which is 

predicted to continue;  
• The Amendment is a well thought out and visionary response to logically cater 

for this predicted growth;  
• Whilst there were some outright objections and many requests for changes, the 

Panel considers there is a high level of support for the overall direction of the 
Amendment, and particularly the Framework Plan;  

• The refocusing of long-term growth away from the Bellarine Peninsula is a 
conscious policy decision of Council and the State Government; implementation 
of this policy requires some further consideration of long term or permanent 
settlement boundaries;  

• Subject to addressing some issues of principle and detail, the Panel strongly 
supports the Amendment.” 
 

99. The City considers the Panel’s overall conclusions are a very strong endorsement of the 
strategic planning work that has been undertaken over several years to plan for 
Geelong’s future growth through the preparation of the Settlement Strategy, Framework 
Plan and the Amendment. 

Panel recommendations 

100. The Panel recommendations are the most critical part of a Panel report and the Act 
requires that Council as the Planning Authority must consider the recommendations as 
part of adoption of an amendment. A full list of the thirteen recommendations is provided 
and responded to in Attachment 7. 

101. The first recommendation represents the Panel’s overall stance on the amendment: 

“1. Adopt Greater Geelong Planning Scheme Amendment C395ggee as exhibited 
subject to the changes recommended in this report.” 

102. The remaining twelve recommendations (see Attachment 7) describe the Panel’s 
recommended changes to the Settlement Strategy, Framework Plan and the 
Amendment i.e. the planning scheme ordinance (local policy clauses) and zone maps.   

103. The City’s position is that all the Panel recommendations should be accepted.  

104. The City is supportive of the Panel’s recommended changes as they generally reflect the 
City’s position on the key issues as resolved at the 24 September 2019 Council meeting 
and the subsequent changes that were agreed to (under delegation) in the submissions 
and responses provided to the Panel during the lengthy hearing.  

 

 

https://www.geelongaustralia.com.au/amendments/item/8d6f0bcb1cec127.aspx


Greater Geelong City Council 25 August 2020 
Minutes of Ordinary Meeting 
SECTION B - REPORTS Page 20 

  

Amendment for Adoption 

105. The Amendment (i.e. local policy and zone maps) has been updated generally in 
accordance with the Panel recommendations. The documents recommended for 
adoption are in Attachment 8.  There are two changes/variations to the previous Council 
positions which are worth noting and these are described below: 

Zone map change 

106. An additional change has also been made to zone map 31. The exhibited zone maps for 
the Western Geelong Growth Area showed the Urban Growth Zone (UGZ) being applied 
to several properties but any that were in the quarry Works Authority No.3 (WA3) were 
to remain in the Special Use Zone. 

107. During the hearing the City agreed to a request by Adelaide Brighton Cement Limited 
(ABCL) to include additional properties into the UGZ if they were excised from WA3 prior 
to adoption of the Amendment.   

108. ABCL subsequently obtained approval from Earth Resources Division to vary WA3 and 
excised the land. As a result, additional land has been included in the UGZ including two 
of ABCL’s Farming Zone properties that would have been an “island” of FZ surrounded 
by UGZ. The areas highlighted below are now to be included in UGZ on Map 31 in 
Appendix 8. 
 

Map showing additional UGZ land 
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Clause 21.06 Housing and Settlement Framework Map 

109. As discussed earlier, a small number of changes in Attachment 6 have not been made 
as they have been superseded by changes agreed by the City later in the hearing or by 
Panel recommendations. In addition, the City has decided not to include smaller segment 
versions of the Housing and Settlement Framework Plan map in Clause 21.06 (as listed 
in Attachment 6 line item 2). The additional “zoomed in” segment maps will be added to 
the Settlement Strategy but not Clause 21.06. 

110. The City considers the plan is legible at the municipal scale and will consider breaking it 
into segments in Clause 21.06 after long term settlement boundaries are resolved 
through the DAL process (for the Bellarine) and the settlement boundary review/logical 
inclusions process (for urban Geelong). 
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Attachment 3 

Housing & Settlement Framework Plan Exhibited Version (Clause 21.06) 
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Attachment 4 – NWGGA Framework Plan Map Exhibited version (Clause 21.20) 
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Attachment 5 – Panel Report Executive Summary 
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 Attachment 6 – List of post exhibition changes to Amendment, Settlement 

Strategy & Framework Plan  
 

(Hearing Document 205 / Panel Report Appendix D) 
 

 

No. 
Modification 
to Source Date 

Clause/
map/ 
page Change 

1 ordinance 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 21.06 

On the drawing key on Housing and Settlement 
Framework Plan proposed in Clause 21.06, 
change “BOUNDARY – INDICATIVE 
PERMANENT SETTLEMENT BOUNDARY” to 
“SETTLEMENT BOUNDARY – INDICATIVE LONG 
TERM BOUNDARY” 

2 ordinance 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 21.06 

In addition to the single Housing and 
Settlement Framework Plan for the whole 
municipality, include several segment maps 
covering smaller areas for clearer 
interpretation 

3 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.06-1 

Under the heading Key issues and influences, 
change “Geelon’s” to “Geelong’s”. 

4 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.06-1 

In the first sentence under the heading 
Demographics, change “annual growth” to 
“average annual growth”. 

5 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.06-1 

In the first paragraph under the heading 
Housing, change “Inceasing” to “Increasing” 
and change “maintainence” to “maintenance”. 

6 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.06-1 

In the last paragraph under the heading 
“Settlement”, change “settlemement” to 
“settlement”. 

7 ordinance 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 21.06-2 

Change the heading of proposed 21.06-2 from 
Spatial Distribution of Growth and Land Supply 
to Spatial distribution of growth and land 
supply 

8 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.06-2 

Replace the fourth strategy (commencing with 
“Confirm enduring …”) with the following: 
“Deliver defendable long-term settlement 
boundaries via a consultative boundary review 
process”. 

9 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.06-3 

Delete the third strategy relating to One Planet 
Living principles. 
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No. 
Modification 
to Source Date 

Clause/
map/ 
page Change 

10 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.06-4 

In the last strategy, change “faciltities” to 
“facilities”. 

11 ordinance 
Submission 
26 

24 Sep 
2019 - 
Council 21.06-8 

In proposed 21.06-9 (Implementation), modify 
the proposed third Further Work item by 
changing the words “special local 
environmental or landscape values” to 
“environmental or landscape values of local, 
state or national importance” 

12 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.06-8 

Replace the fourth point under the heading 
Further work (commencing with “Establish a 
…”) with the following: 
“Undertake a consultative settlement boundary 
review process.” 

13 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.06-8 

In the fifth point under the heading Further 
work, change “opportunities” to 
“opportunities”. 

14 ordinance 
Submission 
14 

24 Sep 
2019 - 
Council 21.06-8 

In proposed 21.06-8 (Implementation), modify 
the proposed fifth Further Work item by adding 
the words “and mixed use development” after 
“train station environs to future housing 
needs” 

15 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.06-8 

In the final paragraph under the heading 
Further work, change “resinential” to 
“residential”. 

16 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.06-8 

In the References, replace the date for the 
Settlement Strategy with “(XX, YY)”. 

17 ordinance 
Submission 
25 

24 Sep 
2019 - 
Council 

21.06 
Housin
g and 
Frame
work 
Plan 
map 

On the drawing key on Housing and Settlement 
Framework Plan proposed in Clause 21.06, 
change “SETTLEMENT BOUNDARY” to 
“MUNICIPAL BOUNDARY” 

18 ordinance 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 

21.06 
Housin
g and 
Frame
work 
Plan 
map 

Housing and Settlement Framework Plan: on 
the map, show the future growth areas as 
growth areas and delete “FUTURE GROWTH 
AREAS” from the drawing key 

19 ordinance 

Mark 
Woodland 
evidence 

18 Nov 
2019 - 
Part B 

21.06 
Housin
g and 
Frame

Modify the Housing and Settlement Framework 
Plan map at Clause 21.06-8 to remove the word 
'permanent' from 'indicative permanent 
settlement boundary' 
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work 
Plan 
map 

20 ordinance 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 

21.06 
Housin
g and 
Frame
work 
Plan 
map 

In the Drawing Key for the Housing and 
Settlement Framework Plan map, change 
“INDICATIVE PERMANENT SETTLEMENT 
BOUNDARY” to “SETTLEMENT BOUNDARY”. 

21 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 

21.06 
Housin
g and 
Frame
work 
Plan 
map 

In the Drawing Key for the Housing and 
Settlement Framework Plan map, under 
DISTRICT TOWNS, change “EXISTING 
SETTLEMENT BOUNDARIES” to “SETTLEMENT 
BOUNDARIES”. 

22 ordinance 
Submission 
55 

28 Oct 
2019 - 
Part A 
submissio
n 21.08-3 

In 21.08-3 (Strategies), modify the first 
proposed strategy by adding “expected” before 
“metropolitan-equivalent” 

23 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.08-6 

In the References, replace the date for the 
Settlement Strategy with “(XX, YY)”. 

24 ordinance 
Submission 
25 

24 Sep 
2019 - 
Council 21.11-1 

1st paragraph:  change “54,000 persons and 
22,000 dwellings” to “approximately 55,000 to 
65,000 persons” 

25 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.11-3 

Add the following point under the heading 
Further Work: Implement any relevant findings 
of the logical inclusions process undertaken 
pursuant to Clause 21.06".  

26 ordinance 

Michael 
Barlow 
evidence 

18 Nov 
2019 - 
Part B 
submissio
n 21.14-4 

Update the proposed Further Work task "Work 
with the state government on the designation 
of the Bellarine Peninsula under the Distinctive 
Area and Landscapes Act 2018" to reflect the 
fact the declaration has been made and the 
next step is to finalise a Statement of Planning 
Policy  

27 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.14-4 

In the References, replace the date for the 
Settlement Strategy with “(XX, YY)”. 

28 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.16-3 

In the References, replace the date for the 
Settlement Strategy with “(XX, YY)”. 
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29 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.20-2 

In the second last objective, change “in the 
short to medium term” to “while it remains 
operational” and delate “in the long term”. 

30 ordinance 
Submission 
26 

24 Sep 
2019 - 
Council 21.20-2 

Add the following objective:  “To retain and 
protect or appropriately offset valuable 
biodiversity assets, including grassland areas” 

31 ordinance 

Mark 
Woodland 
evidence 
Jason Black 
evidence 

18 Nov 
2019 - 
Part B 
submissio
n 
6 Feb 
2020 - 
Gareth 
Smith 
approved 21.20-3 

Replace the first strategy with the following: 
“Prepare Precinct Structure Plans that: 
 
§ Are generally in accordance with the 
Northern and Western Geelong Growth Areas 
Framework Plan map at clause 21.20-5. 
§ Consider, as relevant, the Northern and 
Western Geelong Growth Areas Framework 
Plan (City of Greater Geelong, XX, YY).” 
 
[“have regard to” is an alternative to “consider, 
as relevant”] 

32 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.20-3 

Replace the second strategy with the following: 
“Prior to resolving to commence a Precinct 
Structure Plan, consider, as relevant: 
§ The City of Greater Geelong Settlement 
Strategy (XX, YY). 
§ Development sequencing set out in the 
Northern and Western Geelong Growth Areas 
Framework Plan (City of Greater Geelong, XX, 
YY). 
§ The need to maintain an adequate supply of 
urban land. 
§ Third party funding agreements with land 
developers to undertake technical studies. 
§ Whether the precinct will enable the staged 
extension of infrastructure networks in a way 
that minimises the real cost of infrastructure 
provision. 
§ Whether or not a precinct is subject to major 
constraints or uncertainties that is likely to 
delay development. 
§ Whether or not the precinct is of a size that is 
likely to result in a substantial and predictable 
development yield. 
§ The pattern of land ownership and the 
potential for multiple landowners to co-
ordinate the planning and development of the 
precinct. 
§ Whether a precinct’s development will 
support the effective and early development of 
public transport infrastructure, town centre 
and employment precincts.” 
 
[“have regard to” is an alternative to “consider, 
as relevant”] 
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33 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.20-3 

In the fifth strategy, replace “effeicient” with 
“efficient”. 

34 ordinance 

Mark 
Woodland 
evidence 

18 Nov 
2019 - 
Part B 
submissio
n 21.20-3 

Include an additional strategy in Clause 21.20-
3: "Land use and development should have 
regard to the Northern and Western Geelong 
Growth Areas Framework Plan." 

35 ordinance 
Submissions 
1, 37 

11 Nov 
2019 - 
Gareth 
Smith 
approved 21.20-3 

Reword the second last strategy in Clause 
21.20-3 to read: "Maintain an appropriate 
buffer around the Work Authority boundary of 
the Batesford Quarry to minimise the impacts 
of activities that may be carried out under the 
Work Authority." 

36 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.20-4 

In the References, replace the date for the 
Framework Plan with “(XX, YY)”. 

37 ordinance 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 21.20-5 

Revise the Northern and Western Geelong 
Growth Areas Framework Plan map to reflect 
all modifications in this schedule to Plans 2, 3, 4 
and 5 of the Framework Plan. 

38 Maps 
Submission 
46 

28 Oct 
2019 - 
Part A 
submissio
n 

Maps 
16, 17 

Rezone land between the north-western 
boundary of the exhibited Urban Growth Zone 
and the high voltage transmission line 
easement from Farming Zone to Urban Growth 
Zone 

39 Maps 
Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved Map 31 

Rezone land outside of the current Work 
Authority for the Batesford Quarry from Special 
Use Zone Schedule 7 to Urban Growth Zone. 

40 Maps 
Submission 
37 

24 Sep 
2019 - 
Council Map 31 

Rezone 80 Thoona Lane, Fyansford from 
Special Use Zone Schedule 7 to Urban Growth 
Zone 

41 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved Various 

Throughout the text of the Strategy, change 
“permanent settlement boundary” (or “… 
boundaries”) to “long term boundary” (or “… 
boundaries”). 

42 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 12 

In the Drawing Key, change “INDICATIVE 
PERMANENT SETTLEMENT BOUNDARY” to 
“SETTLEMENT BOUNDARY”. 

43 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 12 

In the Drawing Key, under DISTRICT TOWNS, 
change “EXISTING SETTLEMENT BOUNDARIES” 
to “SETTLEMENT BOUNDARIES”. 
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44 
Settlement 
Strategy 

Submission 
13 

24 Sep 
2019 - 
Council 12 

Change the Barwon Heads settlement 
boundary on the Housing Framework Plan in 
the Settlement Strategy to match that in Clause 
21.14-10 and that proposed in Clause 21.06 

45 
Settlement 
Strategy 

Submission 
25 

24 Sep 
2019 - 
Council 12 

Change the non-urban breaks on the Housing 
Framework Plan in the Settlement Strategy to 
match those proposed on the Housing and 
Settlement Framework Plan in Clause 21.06 

46 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 52 

Table 11 caption: change “1 January 2017” to 
“1 November 2017”. 

47 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 59 

In the second paragraph, change “The bulk of” 
to “The major share of”. 

48 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 59 

In the first paragraph under the heading Land 
Supply, change “20” to “17”. 

49 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 63 

In direction e. under the Principle “Provide 
clear strategic direction …”, add the words 
“upon completion of the Bellarine Peninsula 
Distinctive Area and Landscape process” after 
“process for townships”. 

50 
Settlement 
Strategy 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 63 

Change direction b. under the Principle 
“Maintain an adequate supply …” to “Continue 
to monitor and review land supply and respond 
accordingly.” 

51 
Settlement 
Strategy 

Submission 
38 

24 Sep 
2019 - 
Council 69-70 

Add reference to value capture opportunities in 
the Costs of Housing Growth section 

52 
Settlement 
Strategy 

Submission 
32 

24 Sep 
2019 - 
Council 70 

Include reference to considering industry and 
infrastructure buffers in the Managing Future 
Growth section 

53 
Settlement 
Strategy 

Submissions 
1, 22 

24 Sep 
2019 - 
Council 71 

Add this direction under the Principle “Manage 
the release of new growth areas …”:   “Ensure 
infrastructure funding strategies recognise 
items that deliver high level infrastructure that 
benefits multiple precinct structure plan areas 
will require a contribution.” 

54 
Settlement 
Strategy 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 73 

In the last paragraph, change “permanent 
settlement boundaries will undoubtedly” to 
“protected or long-term settlement boundaries 
may”. 

55 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 75 

In the last paragraph before the heading Urban 
growth boundaries, change “There are two 
options” to “There a number of options”. 
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Smith 
approved 

56 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 75 

Add the following heading and text after the 
heading and text for Urban growth boundaries: 
“Long term settlement boundaries 
 
We already have nominated settlement 
boundaries for townships and urban areas of 
Geelong.  The role and function of these 
boundaries could be strengthened through the 
introduction of the term ‘long term’ or 
‘enduring’ within the Planning Policy 
Framework including the Municipal Framework 
Plan.” 

57 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 75 

Change the heading “Distinctive Areas and 
Landscapes Bill 2017” to “Distinctive Areas and 
Landscapes”. 

58 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 75 

Replace the text under the heading Distinctive 
Areas and Landscapes with the following, to 
reflect the current status of the project: 
“On 29 October 2019 the Bellarine Peninsula 
was declared a Distinctive Area and Landscape 
under the Planning and Environment Act 1987. 
This declaration triggers the requirement to 
prepare a Statement of Planning Policy by 
October 2020. 
The Statement of Planning Policy will include a 
50-year vision and land use strategies to better 
protect the unique features of the Bellarine for 
current and future generations. It also provides 
the opportunity to designate long term 
settlement boundaries. The policy will be 
informed by strategic planning work already 
undertaken, relevant technical studies and 
outcomes from community engagement. 
The City considers the Distinctive Areas and 
Landscapes the most appropriate process to 
determine long term boundaries for the 
Bellarine. If long term boundaries are not 
resolved, the City will need to determine long 
term boundaries via a separate consultative 
process for the district towns with regard to 
Statement of Planning Policy.” 

59 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 75 

In the first paragraph under the heading 
Defining the Boundary, change “should be 
based” to “should be largely based”. 

60 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 75 

Delete the third last dot point (commencing 
“establishing the timing …). 
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Smith 
approved 

61 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 75 

Add text after the list of dot points under the 
heading Defining the Boundary that reflects the 
principles set out in Council’s Part B Panel 
Submission for considering land through the 
logical inclusions process. 

62 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 75 

Replace the second last paragraph under the 
heading Defining the Boundary with the 
following: 
“A long-term settlement boundary process 
should commence as soon as resources allow.” 

63 
Settlement 
Strategy 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 77 

Townships on the Bellarine Peninsula, 2nd last 
paragraph, last sentence: change “will impact” 
to “may impact”. 

64 
Settlement 
Strategy 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 77 

Delete direction d. under the Principle “Contain 
growth within …” 

65 
Settlement 
Strategy 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 77 

Replace direction c. under the Principle 
“Maintain the unique …” with the following: 
“Work with the state government on the 
Bellarine Peninsula Distinctive Areas and 
Landscapes process and the development of a 
Statement of Planning Policy for the Bellarine 
Peninsula.” 

66 
Settlement 
Strategy 

Submission 
32 

24 Sep 
2019 - 
Council 78 

Include reference to considering industry and 
infrastructure buffers in the Urban 
Consolidation section 

67 
Settlement 
Strategy 

Submission 
90 

24 Sep 
2019 - 
Council 80 

Table 12, North Geelong station, Opportunity: 
revise to exclude land within Port Environs 
from investigation for expansion of Increased 
Housing Diversity Area or identification as Key 
Development Area 

68 
Settlement 
Strategy 

Submission 
90 

24 Sep 
2019 - 
Council 84 

Under the Principle “Increase the role of urban 
consolidation as part of Geelong’s overall 
housing supply”, Direction c: change 
“Breakwater” to “Waurn Ponds” 

69 
Settlement 
Strategy 

Submission 
14 

24 Sep 
2019 - 
Council 84 

Under the Principle “Articulate the preferred 
location for increased housing densities”, add 
the words “and mixed use development” after 
the words “train station environs to future 
housing needs” 

70 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 85 

In the Drawing Key, change “INDICATIVE 
PERMANENT SETTLEMENT BOUNDARY” to 
“SETTLEMENT BOUNDARY”. 

71 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 85 

In the Drawing Key, under DISTRICT TOWNS, 
change “EXISTING SETTLEMENT BOUNDARIES” 
to “SETTLEMENT BOUNDARIES”. 
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Smith 
approved 

72 
Settlement 
Strategy 

Submission 
13 

24 Sep 
2019 - 
Council 85 

Change the Barwon Heads settlement 
boundary on the Overall Framework Plan in the 
Settlement Strategy to match that in Clause 
21.14-10 and that proposed in Clause 21.06 

73 
Settlement 
Strategy 

Submission 
25 

24 Sep 
2019 - 
Council 85 

Change the non-urban breaks on the Overall 
Framework Plan in the Settlement Strategy to 
match those proposed on the Housing and 
Settlement Framework Plan in Clause 21.06 

74 
Settlement 
Strategy 

Submission 
90 

24 Sep 
2019 - 
Council 85 

Amend the extent of land identified on the 
Overall Framework Plan as “Investigate 
opportunities for higher density in the rail 
corridor” by excluding land within the Port 
Environs 

75 
Settlement 
Strategy 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 85 

In addition to the single Housing and 
Settlement Framework Plan for the whole 
municipality, include several segment maps 
covering smaller areas for clearer 
interpretation 

76 
Settlement 
Strategy 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 88 

At the end of the Monitoring and Review 
section, but before the Principles and 
Directions, add a heading and text as follows: 
 
“PLANNING FOR THE NEXT PHASE OF 
GROWTH 
 
If Council’s regular demand and supply analysis 
make it clear that further land needs to be 
identified due to higher take-up or issues with 
delivering identified areas, consider the next 
phase of growth and update the strategy 
accordingly.  Investigations should include 
consideration of the Boral Waurn Ponds site 
and amongst any other relevant factors have 
regard to substantial parcels contiguous with 
existing urban area, ability to integrate with 
existing and planned urban areas, excellent rail 
and road access, cost effective servicing, 
protection of productive farmland and 
significant landscapes, other land use needs 
and requirements for Geelong.” 

77 
Framework 
Plan 

Various 
submissions 

12 Nov 
2019 - 
Council 
opening 
submissio
n 5 

Include a new introductory section with a 
heading "Role of the framework plan" that 
reads in accordance with the wording in 
Paragraph 107.2 at Pages 26 and 27 of Council's 
Opening Submission 

78 
Framework 
Plan 

Submissions 
12, 58 

24 Sep 
2019 - 
Council 44 

Plan 5 – Clever and Creative Corridor:  Delete 
400 metre catchment from land between the 
two growth areas 

79 
Framework 
Plan 

Mark 
Woodland 
evidence 

18 Nov 
2019 - 
Part B 44 

Plan 5 – Clever and Creative Corridor:  Identify 
the key destinations that the Clever and 
Creative Corridor is intended to link to, 
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submissio
n 

including the Geelong CBD and key train 
stations. 

80 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 

44 (and 
others) 

Consider modifying the alignment of the Clever 
and Creative Corridor to accommodate revised 
Neighbourhood Activity Centre locations in the 
Northern Geelong Growth Area.   
If the alignment is modified, revise all relevant 
maps and text in the Framework Plan 
accordingly. 

81 
Framework 
Plan 

Mark 
Woodland 
evidence 

18 Nov 
2019 - 
Part B 
submissio
n 45 

Include additional text in the Clever and 
Creative Corridor section to clarify how the 
land use framework along the Clever and 
Creative Corridor is expected to deliver an 
urban density and land use mix that can sustain 
the level of public transport service needed to 
support public transport patronage in this 
corridor. 

82 
Framework 
Plan 

Submission 
55 

7 Nov 
2019 - 
Gareth 
Smith 
approved 45-53 

Revise the Clever and Creative Corridor section 
(pages 45 to 53) by removing reference to 
specific reservation widths, except for 
reference to the 14 metre median reserve, 
which is to be retained. 

83 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 

47, 49, 
51, 53 

Add the following text under the headings 
CLEVER AND CREATIVE CORRIDOR – INTERIM 
CONFIGURATION and CLEVER AND CREATIVE 
CORRIDOR – INTERIM CONFIGURATION: 
 
“Design features are subject to further 
investigation and detailed planning at Precinct 
Structure Plan stage.  Further work may lead to 
variations in road profiles along the Clever and 
Creative Corridor pending ultimate resolution 
of abutting land uses.” 

84 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 65 

Action N1.2.9, 2nd paragraph, 2nd sentence: 
Change “may be considered” to “will be 
considered”. 

85 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 67 

Action N1.3.3: Change “Corridors will be 
located” to “Corridors may be located”. 

86 
Framework 
Plan 

Submission 
55 

24 Sep 
2019 - 
Council 68 

Biodiversity – Northern Geelong Growth Area:  
Action N1.3.7, second paragraph: change 
“securing offsets within the growth area” to 
“securing offsets in accordance with the 
outcomes of the biodiversity conservation 
strategy” 

87 
Framework 
Plan 

Submissions 
4, 55 

8 Nov 
2019 - 
Gareth 
Smith 
approved 83 

Environment - Northern Geelong Growth Area:  
Reword Action N1.6.8 to read: "Land uses 
within 570 metres of the gas pipeline 
easement must be planned carefully to 
minimise risk to community safety 
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The siting of different land uses will have 
regard to the recommendations of a safety 
management strategy to be prepared as part of 
the relevant precinct structure plan process." 

88 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 

92 (and 
others) 

Revise Plan 16 by adjusting the width of the 
Waterways designation on 30 Avonlea Road, 
Bell Post Hill to better reflect the underlying 
background report. 
Revise Plans 2, 4, 5, 17, 25, 26, 27, 30, 31, 35, 
36, 37, 47, 48, 49, 50 and 51 accordingly. 

89 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 95 

Action W1.2.9, 2nd paragraph, 2nd sentence: 
Change “may be considered” to “will be 
considered”. 

90 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 98 

Action W1.3.3: Change “Corridors will be 
located” to “Corridors may be located”. 

91 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 98 

Action W1.3.3: Change “moment” to 
“movement”. 

92 
Framework 
Plan 

Submission 
55 

24 Sep 
2019 - 
Council 99 

Biodiversity – Western Geelong Growth Area:  
Action W1.3.8, second paragraph: change 
“securing offsets within the growth area” to 
“securing offsets in accordance with the 
outcomes of the biodiversity conservation 
strategy” 

93 
Framework 
Plan 

Submission 
16 

6 Feb 
2020 - 
Gareth 
Smith 
approved 102 

Plan 18 Drawing Key: Change “EXISTING 
ARCHAEOLOGICAL SITE” to “REGISTERED 
ABORIGINAL PLACES – SITE EXTENTS” 

94 
Framework 
Plan 

Submissions 
1, 77 

24 Sep 
2019 - 
Council 106 

Plan 19 – Post Contact Heritage – Western 
Geelong Growth Area:  Delete HO 45 and most 
of HO 1740, in accordance with Amendment 
C376 (Pt 2) 

95 
Framework 
Plan 

Submission 
47 

24 Sep 
2019 - 
Council 110 

Plan 20 – Built Environment – Western Geelong 
Growth Area:  Include Idyll Wines Co. winery on 
map 

96 
Framework 
Plan 

Submission 
47 

24 Sep 
2019 - 
Council 111 

Built Environment – Western Geelong Growth 
Area - Context:  3rd last dot point:  Change “a 
vineyard’ to “a winery” 

97 
Framework 
Plan 

Submission 
60 

24 Sep 
2019 - 
Council 114 

Plan 21 – Surrounding Areas – Western 
Geelong Growth Area:  Change Plan 21 to show 
The Dog Rocks in the correct location, and the 
land currently shown as The Dog Rocks as 
Agricultural, not Recreation 

98 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 123 

Neighbourhood Design – Northern Geelong 
Growth Area:  Action N2.1.7, 2nd dot point: 
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change “halves of these catchments” to “half of 
this catchment” 

99 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 128 

Neighbourhood Sustainability – Northern 
Geelong Growth Area:  Third paragraph under 
Context:  change “Western Geelong Growth 
Area” to “Northern Geelong Growth Area” 

100 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 135 

Social Infrastructure – Northern Geelong 
Growth Area:  2nd sentence of 2nd paragraph 
under Context:  change "Geelong's new" to 
"Northern Geelong's new" 

101 
Framework 
Plan 

Submission 
55 

24 Sep 
2019 - 
Council 135 

Neighbourhood Amenity – Northern Geelong 
Growth Area:  Change 3rd dot point to “A mix of 
local, indigenous and exotic species” 

102 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 141 

Neighbourhood Design – Western Geelong 
Growth Area:  Action W2.1.6, 2nd dot point: 
change “halves of these catchments” to “half of 
this catchment” 

103 
Framework 
Plan 

Submission 
55 

24 Sep 
2019 - 
Council 144 

Neighbourhood Amenity – Western Geelong 
Growth Area:  Change 3rd dot point to “A mix of 
local, indigenous and exotic species” 

104 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 150 

Housing – Western Geelong Growth Area:  
Action W2.4.4 – 2nd paragraph: replace with 
explanatory text relating to the action 

105 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 

162 
(and 
others) 

Plan 28:  Replace the north-eastern 
Neighbourhood Activity Centre with two 
Neighbourhood Activity Centres, in accordance 
with expert evidence provided for Lovely Banks 
Development Group. 
Revise Plans 2, 3, 5, 23, 24, 29, 32, 33, 34, 41, 
42, 43, and 44, and any associated text 
accordingly. 

106 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 163 

Activity Centres - Northern Geelong Growth 
Area:  Action N3.1.1: delete last dot point 

107 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 167 

Activity Centres – Northern Geelong Growth 
Area:  Add an action relating to local activity 
centres for the Northern Geelong Growth Area 

108 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 179 

Employment – Western Geelong Growth Area:  
Renumber Actions W3.2.2 to W3.2.4 as Actions 
W3.2.1 to W3.2.3 respectively 

109 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 194 

Integrated Transport – Northern Geelong 
Growth Area:  Action N4.3.2 – 2nd last dot point: 
delete reference to the Batesford township 

110 
Framework 
Plan 

Submission 
90 

24 Sep 
2019 - 
Council 196 

Plan 35 – Active Transport – Western Geelong 
Growth Area:  Extend the shared path along 
Friend in Hand Road south to Hamilton 
Highway 

111 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 201 

Public Transport – Western Geelong Growth 
Area:  Change two references to “Northern 
Geelong Growth Area” to “Western Geelong 
Growth Area” 

112 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 201 

Public Transport – Western Geelong Growth 
Area:  Under context, 5th dot point:  change 
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Clause/
map/ 
page Change 

“Creamery Road” to “Rollins Road and Braund 
Avenue” 

113 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 203 

Action W4.2.5: In the first paragraph (bold 
font), change “ and Cowies Creek corridors and 
Batesford Quarry” to “, Barwon River and 
Cowies Creek corridors, Batesford Quarry and 
the Geelong Ring Road”. 

114 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 203 

Action W4.2.5: In the second paragraph, 
change “ and quarry” to “, quarry and Geelong 
Ring Road”. 

115 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 212 

In the fifth paragraph (commencing “The Clever 
…”, change “short, medium and long term 
precincts” to “new growth areas”. 

116 
Framework 
Plan 

Mark 
Woodland 
evidence 

18 Nov 
2019 - 
Part B 
submissio
n 215 

Utilities and Infrastructure – Northern Geelong 
Growth Area:  Include a statement of 
limitations explaining that the precinct concept 
plans at pages 222-229 are only intended to 
show the potential combination of land uses 
and infrastructure requirements that need to 
be addressed at the PSP stage, and that the 
plans do not represent a final or preferred 
urban structure for the precinct 

117 
Framework 
Plan 

Mark 
Woodland 
evidence 

18 Nov 
2019 - 
Part B 
submissio
n 215 

Utilities and Infrastructure – Northern Geelong 
Growth Area:  Include a statement of 
limitations explaining that the purpose of the 
Precinct Infrastructure Requirements at pages 
222-229 is to identify the broad infrastructure 
needs for each precinct, but that these will be 
refined as each PSP is prepared 

118 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 217 

Utilities and Infrastructure – Northern Geelong 
Growth Area:  Change Action N5.1.5 to reflect 
Action W5.1.5 and adjust N5.1.4 accordingly 

119 
Framework 
Plan 

Mark 
Woodland 
evidence 

18 Nov 
2019 - 
Part B 
submissio
n 220 

Delivery - Northern Geelong Growth Area:  
Include the following additional factors in 
Action N5.2.1:  
*  Whether the precinct will enable the staged 
extension of infrastructure networks in a way 
that minimizes the real cost of infrastructure 
provisions 
*  Whether or not a precinct subject to major 
constraints or uncertainties that could delay 
development and are of a size and with a 
pattern of land ownership that is likely to result 
in a substantial and predictable yield of housing 
and/or industrial land 
*  Whether a precinct's development will 
support the effective and early development of 
public transport infrastructure, town centres 
and employment precincts 
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120 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 

220, 
236 

In Actions N5.2.1 and W5.2.1, replace the dot 
points with the following: 
“ 
*  The City of Greater Geelong Settlement 
Strategy. 
*  Development sequencing set out in the 
Northern and Western Geelong Growth Areas 
Framework Plan. 
*  The need to maintain an adequate supply of 
urban land. 
*  Third party funding agreements with land 
developers to undertake technical studies. 
*  Whether the precinct will enable the staged 
extension of infrastructure networks in a way 
that minimises the real cost of infrastructure 
provision. 
*  Whether or not a precinct is subject to major 
constraints or uncertainties that is likely to 
delay development. 
*  Whether or not the precinct is of a size that 
is likely to result in a substantial and 
predictable development yield. 
*  The pattern of land ownership and the 
potential for multiple landowners to co-
ordinate the planning and development of the 
precinct. 
*  Whether a precinct’s development will 
support the effective and early development of 
public transport infrastructure, town centre 
and employment precincts.” 

121 
Framework 
Plan 

Identified 
by Council 
officers 

6 Feb 
2020 - 
Gareth 
Smith 
approved 

223, 
223, 
225, 
227, 
229, 
239, 
242, 
243, 
245, 
247 

Add the following additional note at the foot of 
each page after the note “* Infrastructure 
required to support multiple precincts”: 
 
“Infrastructure requirements will be refined as 
part of the Precinct Structure Plan process.” 

122 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 226 

Integrated Transport – Western Geelong 
Growth Area:  Action W4.3.2, 6th dot point: 
delete “and within the Batesford township” 

123 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 227 

Delivery – Heales Road West PSP:  Change “One 
integrated children’s centres” to “One 
integrated children’s centre”; and change “One 
long day child care centres” to “one long day 
child care centre” 

124 
Framework 
Plan 

Mark 
Woodland 
evidence 

18 Nov 
2019 - 
Part B 
submissio
n 231 

Utilities and Infrastructure – Western Geelong 
Growth Area:  Include a statement of 
limitations explaining that the precinct concept 
plans at pages 238-248 are only intended to 
show the potential combination of land uses 
and infrastructure requirements that need to 
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be addressed at the PSP stage, and that the 
plans do not represent a final or preferred 
urban structure for the precinct 

125 
Framework 
Plan 

Mark 
Woodland 
evidence 

18 Nov 
2019 - 
Part B 
submissio
n 231 

Utilities and Infrastructure – Western Geelong 
Growth Area:  Include a statement of 
limitations explaining that the purpose of the 
Precinct Infrastructure Requirements at pages 
238-248 is to identify the broad infrastructure 
needs for each precinct, but that these will be 
refined as each PSP is prepared 

126 
Framework 
Plan 

Submission 
60 

7 Nov 
2019 - 
Gareth 
Smith 
approved 234 

Change the south-eastern boundary of the 
McCanns Lane precinct as shown on the 
attached plans. 

127 
Framework 
Plan 

Mark 
Woodland 
evidence 

18 Nov 
2019 - 
Part B 
submissio
n 236 

Delivery - Western Geelong Growth Area:  
Include the following additional factors in 
Action W5.2.1:  
*  Whether the precinct will enable the staged 
extension of infrastructure networks in a way 
that minimizes the real cost of infrastructure 
provisions 
*  Whether or not a precinct subject to major 
constraints or uncertainties that could delay 
development and are of a size and with a 
pattern of land ownership that is likely to result 
in a substantial and predictable yield of housing 
and/or industrial land 
*  Whether a precinct's development will 
support the effective and early development of 
public transport infrastructure, town centres 
and employment precincts 

128 
Framework 
Plan 

Panel 
submission 

6 Feb 
2020 - 
Gareth 
Smith 
approved 239 

Add the following point under Integrated 
transport infrastructure:  “Upgrade the 
Creamery Road flyover of the Geelong Ring 
Road.” 

129 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 241 

Delivery – Batesford North PSP:  Change “One 
integrated children’s centres” to “One 
integrated children’s centre” 

130 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 243 

Delivery – McCanns Lane PSP:  Change “One 
long day child care centres” to “one long day 
child care centre” 

131 
Framework 
Plan 

Identified 
by Council 
officers 

24 Sep 
2019 - 
Council 247 

Delivery – Batesford South PSP:  Change “One 
integrated children’s centres” to “One 
integrated children’s centre” 
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Attachment 7 - Panel Recommendations and City Response 

No. Panel Recommendation 
Greater Geelong Planning Scheme 
Amendment C395 

City Response Reference 

 
1 Adopt Greater Geelong Planning 

Scheme Amendment C395ggee as 
exhibited subject to the changes 
recommended in this report.  
 

Agreed. 
 

 

 
Refer to 
Attachment 8 

2 Revise the Settlement Strategy to 
clearly articulate that for the Bellarine 
Peninsula, the process to finalise an 
enduring boundary for Geelong will 
be:  

• Secured by the DAL program; and  

• If not addressed by the DAL, 
through the proposed review of 
structure plans; or  

• Where no Structure Plan review is 
proposed in the near future, then the 
logical inclusions process as described 
in the Settlement Strategy.  

 

Agreed. 

p.75 - The text under the heading Distinctive 
Areas and Landscapes has been replaced 
with the following, to reflect the current 
status of the project: 
 

“On 29 October 2019 the Bellarine Peninsula 
was declared a Distinctive Area and 
Landscape under the Planning and 
Environment Act 1987. This declaration 
triggers the requirement to prepare a 
Statement of Planning Policy by October 
2020. 

The Statement of Planning Policy will include 
a 50-year vision and land use strategies to 
better protect the unique features of the 
Bellarine for current and future generations. 
It also provides the opportunity to designate 
long term settlement boundaries. The policy 
will be informed by strategic planning work 
already undertaken, relevant technical 
studies and outcomes from community 
engagement.  

The City considers the Distinctive Areas and 
Landscapes the most appropriate process to 
determine long term boundaries for the 
Bellarine. If long term boundaries are not 
resolved, the City will need to determine long 
term boundaries via a separate consultative 
process for the district towns with regard to 
Statement of Planning Policy.” 
 

 
Refer to 
revised 
Settlement 
Strategy on 
C395 website 

 
3 Council consider revising the 

Settlement Strategy to identify the 
Boral land as an ‘Investigation Area’ 
for future urban development. 

 

Agreed.  
 
The following wording has been added to the 
Settlement Strategy: 
 
“PLANNING FOR THE NEXT PHASE OF 
GROWTH 
If Council’s regular demand and supply 
analysis make it clear that further land needs 
to be identified due to higher take-up or 
issues with delivering identified areas, 
consider the next phase of growth and 
update the strategy accordingly.   

 
Refer to 
revised 
Settlement 
Strategy on 
C395 website 
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Investigations should include consideration 
of the Boral Waurn Ponds site and amongst 
any other relevant factors have regard to 
substantial parcels contiguous with existing 
urban area, ability to integrate with existing 
and planned urban areas, excellent rail and 
road access, cost effective servicing, 
protection of productive farmland and 
significant landscapes, other land use needs 
and requirements for Geelong.” 
 

 
4 Add a preamble to the North and 

Western Geelong Growth Areas 
Framework Plan (March 2019) to:  

• clearly state its purpose  

• provide flexibility in its 
interpretation in the next stages of 
the planning process  

• confirm that the Precinct Structure 
Plans included in the Framework Plan 
are concept plans only that will be 
subject to change through the 
process of preparing Precinct 
Structure Plans for the precincts in 
the Northern and Western Geelong 
Growth Areas.  

 

Agreed.  

The following text has been inserted taken 
from p.26,27 of Council’s opening 
submission with addition of 2 paragraphs 
highlighted grey to reflect the Panel rec. 

Role of the framework plan  

The Northern and Western Geelong Growth 
Areas Framework Plan is a high-level 
strategic document that describes 
considerations related to future urban 
development in the growth areas. 

The Framework Plan acts as a background 
document and should be interpreted in that 
light.  It provides flexibility in its 
interpretation in the next stages of the 
planning process. 

 The framework plan describes the existing 
site context of the growth areas and outlines 
a vision and set of urban development 
objectives and actions to inform the 
subsequent detailed preparation of precinct 
structure plans (PSPs). 

The framework plan proposes the sequential 
preparation of nine PSPs. Each PSP provides 
the basis for localised urban development 
and investment and will further consider and 
incorporate relevant directions outlined in 
this framework plan. Each PSP will elaborate 
on the framework plan by adding important 
land uses that support the local community 
such as local roads, schools, community 
facilities and open space not included at this 
preliminary level of planning.  

Preparation of each PSP will be the subject of 
further detailed technical investigations and 
reports specific to that precinct. A separate 
planning scheme amendment will facilitate 
the detailed future urban structure and 
infrastructure requirements of the precincts. 

 
Refer to 
revised 
Framework 
Plan on C395 
website 
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The location and extent of some features 
(e.g. road network, waterways and activity 
centres) depicted in plan set of the 
framework plan are accordingly illustrative 
or enlarged with the intent that they will be 
refined or amended as part of the 
preparation of each PSP.  

The framework plan summarises existing 
technical investigations that provide a 
preliminary basis for the preparation of each 
PSP. It is important to ensure that the 
preparation of the PSP allows for the 
consideration and adoption of new technical 
information that may provide increased 
benefits to the future community. 

Concept Precinct Structure Plans at pages 
226-233 and 242-252 of this Framework Plan 
are only concept plans and will be subject to 
change through the process of preparing 
Precinct Structure Plans for the precincts in 
the growth areas. 

 
 
5 Amend the exhibited Clause 21.20 by 

adopting the changes proposed by 
Council as set out in Document 245 to 
the Hearing with the deletion of the 
last dot point under Clause 21.20-3 
Strategies.  

 

Agreed. 
 

 

 
Refer to 
Clause 21.20 
Attachment 8 

6 In relation to the transport network:  

a) Retain the 14 metre wide 
reservation for the Clever and 
Creative Corridor in the North and 
Western Geelong Growth Areas 
Framework Plan.  

b) Remove the measurement details 
for the Clever and Creative Corridor 
from the North and Western Geelong 
Growth Areas Framework Plan.  

c) Add a description to the Clever and 
Creative Corridor section in the North 
and Western Geelong Growth Areas 
Framework Plan to make it clear that 
the interim and ultimate 
configurations of the Clever and 
Creative Corridor as described and 
depicted in the North and Western 
Geelong Growth Areas Framework 
Plan are conceptual only and there 
will be variability in the abutting land 

Agreed  
 
All the recommended changes have been 
addressed with changes made to the 
Framework Plan. 
 
In relation to 6 g) Evans Road has been 
reviewed but it is too early to clarify which 
sections will eb duplicated rather than just 
upgraded, as a result no change has been 
made in response to this Recommendation. 
 

 

 
Recs 6a)-6d) 
refer to 
revised 
Framework 
Plan on C395 
website 
 
Rec 6e) 
change also 
made to 
Clause 21.20 
map – see 
Attachment 8 
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uses and development as determined 
through the preparation of the 
Precinct Structure Plans.  

d) Add an annotation to the 
Framework Plan map to state that the 
alignments shown for the road 
network are indicative and may be 
subject to change following further 
analysis and assessment at the 
Precinct Structure Plan preparation 
stage, or words to that affect.  

e) Amend the description of the 
symbol shown on the North and 
Western Geelong Growth Areas 
Framework Plan map with respect to 
the Creamery Road upgrade to clarify 
that the upgrade will not include an 
interchange with the Geelong Ring 
Road.  

f) Retain the classification of Evans 
Road as an arterial road between the 
two growth areas on the North and 
Western Geelong Growth Areas 
Framework Plan.  

g) Review the references to Evans 
Road in the North and Western 
Geelong Growth Areas Framework 
Plan to clarify which parts of Evans 
Road will be duplicated rather than 
just upgraded.  

 

7 Amend the North and Western 
Geelong Growth Areas Framework 
Plan in the Northern Geelong Growth 
Area to change the location of the 
subregional activity centre and split 
the neighbourhood centre into two 
centres as proposed by the Lovely 
Banks Development Group. 

 

Agreed. 
 

 

Refer to 
revised 
Framework 
Plan on C395 
website 
& Clause 
21.20 map in 
Attachment 8 

8 Make any subsequent necessary 
changes to North and Western 
Geelong Growth Areas Framework 
Plan background document arising 
from Recommendation 7. 

 

Agreed. 
 

 

 
Refer to 
revised 
Framework 
Plan on C395 
website 
 

9 Add the following strategy to Clause 
21.20-3: 
• Undertake a detailed biodiversity 
assessment prior to any Precinct 

Agreed. 
 

 

 
Refer to 
Clause 21.20 
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Structure Plan being approved, that 
ensures that Commonwealth, State 
and local protection of high value 
biodiversity assets is reflected in 
strategic and statutory planning.  

 

map in 
Attachment 8 

10 Revise the text on Plan 12 to say: 

• LEMMP (1,000 metre default buffer, 
subject to technical confirmation).  

 

Agreed. 
 

 

 
Refer to 
revised 
Framework 
Plan on C395 
website 
 

11 Revise the first bullet point under 
Action N.1.7.7 to say: 

• default buffer of 1,000 metres to 
the Lara Energetic Material 
Manufacturing Plant, subject to 
technical confirmation.  

 

Agreed. 
 

 

 
Refer to 
revised 
Framework 
Plan on C395 
website 
 

12 Revise the text under the Action 
N.1.7.7 to say: 
• No additional sensitive land uses, 
including residential development 
and community facilities, will be 
permitted within these buffers. At the 
time of the preparation of the PSP 
the buffers should be reviewed to 
determine accurate, evidence-based 
buffers.  

Agreed. 
 

 

 
Refer to 
revised 
Framework 
Plan on C395 
website 
 

13 Revise the Northern and Western 
Geelong Growth Area Framework 
Plan, Settlement Strategy and 
Amendment documentation as 
relevant in accordance with:  
a) The City of Greater Geelong 
changes as shown in Appendix D to 
this report; and  
b) The revised planning scheme 
ordinance shown in documents 238 - 
246 of the Hearing tabled documents; 
but  

c) 13a) and 13b) above modified as 
relevant by the recommendations in 
this report. 

Agreed. 
 

 

 
Refer to 
Attachment 8 
and the 
revised 
Settlement 
Strategy and 
Framework 
Plan on the 
C395 website 
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NOTE: Structure Plan maps from Clause 21.4 have been excluded from this Appendix as they 
are not being amended 
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