
MINUTES 

COUNCIL MEETING 

TUESDAY, 15 DECEMBER 2020  

7.00PM  

HELD VIRTUALLY BY ZOOM AND BROADCAST 
 ON THE CITY’S WEBSITE 

COUNCIL: 
Cr S Asher (Bellarine Ward)  
Mayor 
Cr T Sullivan (Bellarine Ward) 
Deputy Mayor 

Cr J Mason (Bellarine Ward) 
Cr E Kontelj (Brownbill Ward) 
Cr S Mansfield (Brownbill Ward) 
Cr P Murrihy (Brownbill Ward) 
Cr B Harwood (Kardinia Ward) 
Cr B Moloney (Kardinia Ward) 
Cr R Nelson (Kardinia Ward) 
Cr A Aitken (Windermere Ward) 

Cr K Grzybek (Windermere Ward 



SECTION A - PROCEDURAL MATTERS 

Acknowledgements  ................................................................................................. 1 
 
Confirmation of Minutes ........................................................................................... 1 
 
Declarations of Conflicts of Interest .......................................................................... 1 
 
Public Question and Submission Time ..................................................................... 2-4 
 
Petitions ................................................................................................................... 4 

 
 

 

SECTION B – REPORTS 
 

1. Amendment C363GGEE – Central Road, Drysdale Rezoning – 
Consideration of Panel Report and Adoption of Amendment ....................................... 5-9 

2. Adoption of Amendment C410GGEE – Armstrong Creek Public Acquisition 
Overlays – Consideration of Submissions and Adoption .............................................. 10-24 

3. Proposed Ministerial Planning Scheme Amendment: McKellar Centre. ....................... 25-32 
4. Draft Community Engagement Policy .......................................................................... 33-35 
5. Geelong Central Business District Engagement Taskforce Findings Report  ............... 36-39  
6. Community Life Council Advisory Committee’s Annual Report .................................... 40-41 
7. Proposed Sale of Part 11 McHarry Court, Corio .......................................................... 42-46 
8. Proposed Sale of Part 137 Mercer Street, Geelong ..................................................... 47-51 
9. Road Deviation of Part Corio Street, Geelong.............................................................. 52-55 
10. Debt Management Policy ............................................................................................. 56-57 
11. Council Meetings 2021 ................................................................................................ 58-60 
12. Planning Authorisation – Council to Staff ..................................................................... 61-62 
13. Tender T2000051 Supply of Concrete and Concrete Works  ....................................... 63-68 
14. Commercial Matter (Confidential) ................................................................................ 69 
15. Community Grants (Confidential) ................................................................................. 70 
16. Audit and Risk Summary Report (Confidential) ............................................................ 71 
 
SECTION C - NOTICE OF MOTION 
SECTION D - RECORD OF INFORMAL MEETINGS OF COUNCILLORS 
SECTION E - PLANNING DELEGATIONS 
SECTION F - CONFIDENTIAL 



Greater Geelong City Council 15 December 2020 
Minutes of Council Meeting 
SECTION B - REPORTS Page 1 

MINUTES OF THE COUNCIL MEETING 
OF THE GREATER GEELONG CITY COUNCIL 

HELD VIRTUALLY BY ZOOM AND BROADCAST ON THE CITY’S WEBSITE 
ON TUESDAY, 15 DECEMBER 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, B Moloney, R Nelson, T Sullivan 

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

Strategy and Performance 

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. 

APOLOGIES:  Nil. 

LEAVES OF ABSENCE:  Nil. 
 

CONFIRMATION OF MINUTES: 

Cr Mansfield moved, Cr Sullivan seconded - 
That the Minutes of the Council Meeting held on 1 December 2020 be confirmed. 

Carried. 
 

DECLARATIONS OF CONFLICTS OF INTEREST:   

Cr Mason declared a Conflict of Interest in Agenda Item 1, Amendment C363GGEE Central 
Road, Drysdale Rezoning – Consideration of Panel Report and Adoption of Amendment in that 
he has had connections with a landowner who also owns land within Amendment C363GGEE. 

Cr Mansfield declared a Conflict of Interest in Agenda Item 3, Proposed Ministerial Planning 
Scheme Amendment – McKellar Centre in that her spouse is the Director of Mental Health 
Services at Barwon Health. 

Cr Kontelj declared a Conflict of Interest in Agenda Item 3, Proposed Ministerial Planning 
Scheme Amendment – McKellar Centre in that his spouse is an employee of Barwon Health 
working at the McKellar Centre. 

Cr Kontelj declared a Conflict of Interest in Agenda Item 13, Tender T2000051 Supply of 
Concrete and Concrete Works in that several of those noted interested parties in the report are 
customers of the business of which he is a Director. 
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Cr Mason declared a Conflict of Interest in the following report and left the meeting room prior 
to discussion of the item at 7.06pm 

1. AMENDMENT C363GGEE CENTRAL ROAD DRYSDALE REZONING – 
CONSIDERATION OF PANEL REPORT AND ADOPTION OF AMENDMENT 

Source: Planning, Design & Development – Strategic 
Implementation  

Director: Gareth Smith 
  

Purpose 
1. To consider the Amendment C363ggee Panel Report and adopt the Amendment. 

Background 
2. On 28 May 2019 Council resolved to prepare and exhibit Amendment C363 to the 

Greater Geelong Planning Scheme.  

3. The Amendment seeks to rezone 28 Rural Living zoned properties on and near Central 
Road, Drysdale, to facilitate residential development. The Amendment includes overlay 
controls to manage orderly planning, subdivision design and developer contributions. 

4. Exhibition of the Amendment in September and October 2019 resulted in 71 written 
submissions with opposition from local residents and community associations. Two out 
of the 20 directly affected landowners are known to object outright to the rezoning. 

5. The main issues of objection included that the Amendment is contrary to planning policy 
and town character; traffic, environmental and drainage impacts; and landowner 
concerns with the proposed Development Contributions Plan.   

Key Matters 
6. On 28 January 2020 Council resolved to refer all the submissions to an Independent 

Panel appointed by the Minister for Planning.  

7. The Panel Hearing was initially adjourned by the Panel due to coronavirus restrictions 
but was ultimately held by video conference on 24, 25, 26 and 27 August 2020.  

8. The Panel Report was received on 9 October 2020 and released to the public on 27 
October 2020. Under the Planning and Environment Act the Planning Authority (i.e. 
Council) must consider the Panel’s report before deciding whether or not to adopt the 
Amendment. 

9. The Panel recommends the Amendment be adopted subject to minor changes to the 
overlay controls. The Panel said strategic justification for the rezoning is long established 
and embedded in planning strategies and the planning scheme.  

10. The Panel found the Amendment to be entirely consistent with the Drysdale Clifton 
Springs Structure Plan and emerging policy such as the City’s Settlement Strategy.  

11. On community concerns about traffic, vegetation, open space and stormwater drainage 
impacts, the Panel supported the proposed development framework plan (shown in 
Attachment 2). The Panel also supports the Central Road Drysdale Development 
Contributions Plan that was presented at the Hearing. 
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12. It is recommended that the Amendment be adopted and submitted to the Minister for 
Planning requesting approval. The recommended Panel Report changes are generally 
supported. 

Cr Grzybek moved, Cr Harwood seconded - 

13. That Council: 

13.1 Adopt Amendment C363ggee (Attachment 5 of this report); and 

13.2 Submit the adopted Amendment and prescribed information to the Minister 
for Planning requesting approval. 

Carried. 
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Attachment 1 

Financial Implications 

1. The Central Road Drysdale Development Contributions Plan (DCP) forms part of the 
Amendment and will be an incorporated document in the Greater Geelong Planning 
Scheme. The DCP will legally bind Council to administer and deliver the plan. The DCP 
identifies $7.386 million in new local infrastructure: 

1.1 Five road projects including pedestrian signals on Jetty Road and an upgrade of 
the Central Road/ Wyndham Street intersection; 

1.2 Two drainage reserves and associated landscaping and revegetation; and 

1.3 Open space improvements to the two new parks and linear reserve including 
playgrounds and shared use cycle and walking trails.   

2. Contributions towards the planned Drysdale Regional Community and Learning Hub in 
the town centre of more than $557,000 will also apply. 

3. The DCP will enable the collection of levies to ensure the shared infrastructure is funded 
to enable the City and developers to provide the infrastructure. The City will act as the 
collecting agency and may deliver infrastructure or enter into agreements with 
developers to provide land and works in-kind. 

Community Engagement 

4. The Amendment was exhibited in accordance with Sections 17, 18 and 19 of the 
Planning and Environment Act. Landowners, local residents and the broader Bellarine 
community, including community associations, were familiar with the proposed 
Amendment reflected in the submissions received.  

5. The Panel Hearing was convened by video using Microsoft Teams. All parties who 
requested to be heard at the Hearing successfully participated over the four hearing 
days. The Panel Report at Section 1.4 provides an overview of the procedural issues, 
correspondence and re-arrangements caused by the COVID-19 restrictions. 

6. The Panel Report was published on the Geelong Australia C363 webpage on 27 October 
2020 and all submitters to the Amendment were alerted to the publication. A further alert 
was provided to submitters of the date this report would be presented at a Council 
Meeting.  

Social Equity Considerations 

7. The Amendment has appropriately considered social equity issues. The City has 
engaged with directly affected landowners since 2014 about potential future rezoning 
and the proposed site framework plan shows how the area will develop. 

8. The Amendment will deliver a range of social equity benefits including new road 
intersections, parklands, trails and footpaths. The DCP will ensure landowners pay their 
fair share for necessary new site infrastructure, as well as contributing to the planned 
Drysdale Regional Community and Learning Hub.  

9. The City adopted a Social Housing Plan in February 2020. The subject land is located 
close to community services and Council officers have commenced discussions with the 
lead developer about how future development can contribute a social or affordable 
housing component. The rezoning itself will increase residential land supply within a 
constrained market and contribute to affordable housing. 
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10. There is legislation in place to ensure the owners of 164-168 Wyndham Street are 
adequately compensated when their land is eventually acquired for drainage and open 
space purposes. The City seeks a negotiated outcome and has commenced discussions 
with the owners.  

Policy/Legal/Statutory Implications 

11. There is clear support for the Amendment in the planning scheme’s Municipal Strategic 
Statement. Most notably, at Clause 21.14 Bellarine Peninsula, the subject land is 
designated for rezoning to the General Residential Zone (refer to Drysdale Clifton 
Springs Structure Plan map below).  
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12. This area is located inside the Drysdale/Clifton Springs urban settlement boundary, close 
to the town centre, schools, parks, foreshore and developing housing estates at Jetty 
Road Curlewis, Ada Street and the retirement village on Central Road. 

13. The Amendment is also consistent with the City’s Settlement Strategy and the emerging 
State Government Bellarine Peninsula Distinctive Areas and Landscapes (DAL) policy. 
The Settlement Strategy and DAL seek to consolidate existing town boundaries. The 
subject land is located inside the Drysdale town boundary. Both policies support the 
directions for urban growth in the Drysdale/Clifton Springs Structure Plan. 

Alignment to Council Plan 

14. The Amendment aligns with the Sustainable, Built and Natural Environment and Growing 
our Economy strategic directions in the Council Plan 2018-22. 

Conflict of Interest 

15. No City officer involved in the preparation of this report has declared a general or material 
interest in this matter. 

Risk Assessment 

16. Delay in deciding whether or not to adopt the Amendment is likely to cause uncertainty 
and distress for directly affected landowners given the land has long been designated in 
the Greater Geelong Planning Scheme for rezoning to the General Residential Zone. 
Many of the landowners have made financial and lifestyle decisions about their property 
based on a strong likelihood of a residential rezoning. 

17. Furthermore, the Panel’s report fully supports the rezoning and has recommended the 
Amendment be adopted (with only minor drafting changes to the overlay controls). An 
alternative decision risks litigation from affected parties. A decision made contrary to 
direct policy direction in the planning scheme could be open to administrative law 
challenge through the Court. 

18. Delay in adopting the Amendment, and consequently, delay in the Minister approving 
the Amendment, risks the DCP not being an approved document by the time VCAT hears 
an appeal in June 2021 from Clifton Springs Holdings (retirement village owner) to strike 
out the DCP condition on their permit allowing construction of units at 103-111 Central 
Road. Without an approved DCP the likelihood of the permit condition being struck-out 
increases. Without the permit condition, there is no statutory mechanism to collect levies 
from the land and the shortfall in payments of $260,000 (in 2018 dollars) will be the 
responsibility of the City. 

19. A petition was received in 2019 calling for the construction of pedestrian paths along 
Central Road which is estimated to cost $131,000. If residential development does not 
occur, the City would either fund the works or not proceed with the works. 

Environmental Implications 

20. The Amendment is supported by technical assessments that address stormwater 
quantity and quality management, traffic management, vegetation and public open 
space. This information has informed the site’s development framework plan. 

  



  

Attachment 2 

Background 

1. In July 2017 the consultant acting for McLeods Developments Pty Ltd lodged a planning 
scheme amendment request to rezone 28 Rural Living Zone properties on either side of 
Central Road, Drysdale, to facilitate conventional residential development.  

2. The Amendment land (red line and red shaded) is shown on the aerial map below: 

 



  

3. Amendment C363 recommended for adoption in this report makes the following changes 
to the Greater Geelong Planning Scheme: 

3.1 Rezone the subject land (as shown on the above map) from Rural Living Zone to 
General Residential Zone Schedule 1; 

3.2 Rezone the retirement village land (already developed) at 91-101 Central Road, 
Drysdale, from Rural Living Zone to General Residential Zone Schedule 1; 

3.3 Apply a Development Plan Overlay to the land being rezoned, except 91-101 and 
103-111 Central Road, Drysdale (both developed and vacant retirement village 
land); 

3.4 Apply a Development Contributions Plan Overlay to the land being rezoned, except 
91-101 Central Road, Drysdale (developed retirement village land); 

3.5 Apply a Design and Development Overlay to 1-20 Sheileen Court and 23 Marsh 
Court, Drysdale (shown on the above map as ‘under-utilised residential land’);  

3.6 Insert associated schedules to the Development Plan Overlay, Development 
Contributions Plan Overlay and Design and Development Overlay; and 

3.7 Incorporate the document Central Road Drysdale Development Contributions Plan 
November 2020 Post Panel Version 1.9. 

4. At its meeting on 28 May 2019 Council resolved to exhibit the Amendment subject to 
Ministerial authorisation, which was granted on 8 August 2019. The Amendment was 
placed on public exhibition between 5 September and 14 October 2019. 

5. A total of 71 submissions were received. The submissions were categorised as follows: 

5.1 8 submissions from directly affected landowners (i.e. it is their land proposed to be 
rezoned). Of the eight, two objected to their land being rezoned, one sought 
clarifications, while the other submissions supported the Amendment. 

5.2 Barwon Water submitted that future residential development can be supplied with 
water and sewerage services. 

5.3 41 submissions from local residents and Bellarine Peninsula community groups 
objecting to the Amendment. 

5.4 21 submissions from Marsh Court and connecting court residents objecting to the 
proposed road connection to the proposed new estate. 

6. Key issues raised in submissions were grouped under the following themes: (1) strategic 
planning policy and town character; (2) Marsh Court; and (3) directly affected 
landowners.  

7. A report to the Council Meeting of 28 January 2020 both summarised all the submissions 
and provided an officer response to the issues raised. Council agreed with the Marsh 
Court objectors to remove the planned road connection and submissions for minor 
changes to the Development Contributions Plan. Other objecting submissions were not 
supported. 

8. Council resolved to refer all the submissions to an Independent Panel appointed by the 
Minister for Planning under Section 23 of the Planning and Environment Act and submit 
to the Panel its response to the submissions generally as outlined in the council report. 

9. The Amendment C363ggee Panel was appointed on 11 February 2020. 

10. The Central Road Drysdale Framework Plan, which formed part of the Amendment 
documents referred to the Panel, shows the location of planned uses and infrastructure 



  

(below). The rezoning will facilitate development of at least 550 dwellings, with a one-
hectare park on the east side of Central Road and a linear open space and drainage 
reserve connecting Griggs Creek to the Drysdale Recreation Reserve. 

 
11. Five late submissions were received after the Panel appointment. The submissions were 

accepted by the City, considered under delegation and referred to the Panel.  

12. Four of these submissions were supportive; three from directly affected landowners, and 
one from a resident of the Bellarine Springs Retirement Village who in 2019 had 
organised a Central Road footpath petition. The Bellarine Catchment Network objected 
to the Amendment. 



  

Discussion 

13. The Panel Hearing, originally scheduled for early April 2020, was adjourned by the Panel 
due to coronavirus pandemic government restrictions. The Panel ultimately decided to 
conduct the Hearing by video conference, and a Hearing was held on 24, 25, 26 and 27 
August 2020. All parties who requested to be heard at the Hearing (and others who 
preferred to observe only) successfully participated over the four hearing days. 

14. The Panel considered all written submissions, undertook site visits and read a large 
volume of technical reports. At the Hearing, the Panel had the benefit of expert evidence 
in the fields of DCP economics and stormwater and drainage. 

15. Parties to the Hearing included: Council officers; the proponent (represented by 
Maddocks Lawyers); the owners of 164-168 Wyndham Street; Clifton Springs Holdings 
(Bellarine Springs Retirement Village represented by Best Hooper); other directly 
affected landowners and the Drysdale Clifton Springs Curlewis Association.  

16. There were no submissions from objectors to the exhibited future road connection to 
Marsh Court at the Hearing. This is because Council had agreed to remove reference to 
a vehicle link when the submissions were considered at the Council Meeting of 28 
January 2020. This issue was however still considered by the Panel. 

17. The Panel’s report was received by Council officers dated 9 October 2020 and released 
to the public on 27 October 2020. Under Section 27 of the Planning and Environment 
Act the Planning Authority (i.e. Council) must consider the report before deciding whether 
or not to adopt the Amendment. The Panel recommended the Amendment be adopted. 

18. This report recommends the Amendment be adopted and the adopted Amendment is 
shown in Attachment 5. 

19. Attachment 3 is the Executive Summary of the Panel Report and contains the 
consolidated panel recommendations (i.e. all the recommended changes to the Greater 
Geelong Planning Scheme). The full Panel Report is available on the City’s amendment’s 
webpage - www.geelongaustralia.com.au/amendments. 

20. Attachment 4 shows the consolidated Panel recommendations in table format and a 
brief response to each recommendation. 

City response to Panel Report  

21. This section of the report summarises the issues identified by the Panel and provides a 
City response to the Panel’s conclusions and recommendations.  

22. The Panel Report outlined the state, regional and local planning policy context in relation 
to the Amendment and proceeded to discuss the following issues: 

22.1 Strategic justification 

22.2 Drainage and open space 

22.3 Traffic and transport 

22.4 Marsh Court connection 

22.5 Development contributions 

22.6 Environmental and biodiversity impacts 

22.7 Social impacts 

  



  

Strategic justification 

23. The Panel considered whether the Amendment has sufficient strategic justification to 
progress. Council submitted the Amendment implements the Planning Policy Framework 
while the proponent said the strategic intent of the land has long been known.  

24. Objecting submissions believed the Amendment to be contrary to the Drysdale Clifton 
Springs Structure Plan (the ‘Structure Plan’), the Settlement Strategy and the distinctive 
areas and landscapes process. The Drysdale Clifton Springs Curlewis Association said 
the Amendment was premature, as the Structure Plan was at the end of its 10-year 
lifespan and should be reviewed prior to the rezoning going ahead. Submitters expressed 
concern about the loss of the town’s rural lifestyle character and ‘rural break’ within the 
town which they say the Structure Plan seeks to protect. 

25. The Panel accepted that the strategic justification for the rezoning is long established 
and has been embedded in planning strategies and the Planning Scheme for some time. 
The Panel said the Amendment is entirely consistent with the Structure Plan, which has 
been in place for some 10 years and reflects the 1992 Structure Plan. The Panel went 
on to say (p. 15): 

“The subject land is within the town’s settlement boundary, and clearly identified in 
the Structure Plan for urban growth and rezoning to General Residential Zone. This 
is in notable contrast to other areas within the town boundary, which the Structure 
Plan identifies as being retained for rural living.” 

26. According to the Panel the Amendment is consistent with the Settlement Strategy. It 
found this Strategy directs growth on the Bellarine to three designated locations – one of 
which is Drysdale/Clifton Springs. The Panel said the Strategy builds on current policy 
directions that support growth within these towns in order to take the pressure off the 
sensitive coastal and rural environments in between townships. The Panel also found 
the policy directions about protecting rural breaks on the Bellarine refer to rural breaks 
between townships, not pockets of rural living within town boundaries. 

27. The Panel accepted Council’s submission that there is unlikely to be anything arising 
from the distinctive areas and landscapes process that fundamentally alters this policy 
position. The Panel anticipates that the Statement of Planning Policy for the Bellarine 
Peninsula will reinforce the policy of directing growth to within the three growth town 
boundaries in order to protect the valued landscapes in between townships. 

28. Regarding review of the Structure Plan, the Panel did not consider it is necessary or 
appropriate to delay the Amendment. Despite its age, the Panel found the Structure Plan 
remains consistent with current and emerging policy in the Planning Scheme, including 
the Bellarine Peninsula Localised Planning Statement and the Settlement Strategy.  

29. The Panel concluded that the Amendment should proceed and recommended adoption. 

30. The City sees the Panel’s findings as confirmation of the clear policy direction to rezone 
the subject land to facilitate residential development. 

Drainage and open space 

31. The proposed drainage and open space network within the subject land was the most 
contentious and sensitive issue considered by the Panel. The Panel Report at chapter 
4.1 outlined the key issues, particularly the downstream retarding basins to be co-located 
with open space and their impact on the land at 164-168 Wyndham Street. 

32. The Report included a map from the Central Road Drysdale Development Contributions 
Plan (DCP) of the downstream co-located drainage and open space land planned to 
connect to Griggs Creek and McLeods Waterholes via a linear link (shown below): 



  

 

 
33. The Panel identified the main issues to be: (1) whether the Amendment has appropriately 

considered stormwater management; and (2) whether the downstream drainage 
retarding basins should be located as proposed. The Panel had the benefit of expert 
evidence on water and drainage from Mr Bishop of Water Technology. 

34. The Panel noted that the owners of 164-168 Wyndham Street are directly impacted – 
their residence, a glass art studio and an extensive garden are identified in the 
Framework Plan as a co-located drainage and open space reserve.  

35. The landowners objected to the Amendment, primarily on the basis that the destruction 
of their home is not required to construct the southern retarding basin. The footprint of 
the southern retardation basin sits just to the north of their dwelling. They questioned 
whether Council could consider a design that allowed for their dwelling to remain in place. 

36. The landowners also submitted that the Amendment financially impacts them, and 
discriminates against them, as theirs is the only land designated as encumbered land for 
drainage and open space. Their property cannot be subdivided for housing like other 
properties within the subject land, making it “unlikely that anyone will want to buy our 
property other than the developer driving the rezoning”. They questioned whether the 
real purpose for acquiring their land was for drainage, or for open space. They submitted 
that there is plenty of vacant land within the amendment area on which open space could 
be constructed, and it seemed particularly unfair and unreasonable to identify the land 
on which their home is located as open space. 

37. The Panel considered whether it is possible to revisit the downstream retarding basin 
designs and provide an outcome that will impact less on the dwelling at 164-168 
Wyndham Street. The Panel accepted that the general location of the downstream 
retarding basins takes advantage of the lowest point in the topography of the land, water 



  

flows and existing conditions. The Panel was of the opinion that it is unlikely any basin 
design reduction would leave the property completely unimpacted. 

38. The Panel agreed with Council’s view that providing a co-located drainage reserve and 
parkland around the downstream retarding basins represents a good planning outcome. 
The Panel said the landscape and engineering plans that form part of the DCP show the 
area around the downstream basins to include a sediment drying area, wetland planting, 
scattered native tree planting and shared paths to link into the overall open space 
network.  

39. The Panel noted this reserve will function in association with the existing 25-metre-wide 
drainage easement that runs north-south though the property at 164-168 Wyndham 
Street. The Panel pointed to a statement from Council’s senior engineer that allowing 
dwellings between major flood control features presents safety and management risks 
and would result in a poor planning outcome. 

40. The Panel further accepted that Council and the Proponent have made every effort to 
provide a reasonable, logical timeframe for when the land at 164-168 Wyndham Street 
may be required. The Panel accepted that it is Council’s preferred approach for the 
acquisition of the land to be negotiated. The Panel said regardless of the eventual 
method of acquisition, the landowners are entitled to fair and reasonable compensation 
for their land, and there are legal processes in place to ensure this will occur. 

41. In conclusion, the Panel supported the exhibited drainage and landscape plans. The 
Panel found that these plans provide for an appropriate drainage concept design and 
open space layout that utilises the best locations for drainage assets.  

42. The Panel also provided comments in relation to the predicament faced by the owners 
of 164-168 Wyndham Street (p. 23): 

“The Panel shares the landowners’ concerns that they have little control over the 
timing of the acquisition of their land and will, in effect, be living in limbo until they 
are approached by a buyer for their property (be that a developer, or Council as 
the development agency responsible for delivering the retarding basins under the 
DCP). Ultimately, no real certainty can be provided as to when this can be 
achieved, being dependent on lot take up and developer interest in the area. It may 
be that COVID-19 slows the demand for new housing stock in the area, but that is 
difficult to predict. 

The Panel acknowledges that this creates much uncertainty for the landowners 
about their future, and that this is a cause of significant distress. It encourages 
Council and the Proponent to continue to maintain a constructive and sensitive 
dialogue with the landowners, and to provide them with as much information as 
possible about the likely staging of development, the timing of the construction of 
the downstream retarding basins and the timing of the need to acquire their land. 
At least this will enable the landowners to plan for their future in an informed way.” 

43. The City agrees with the Panel’s comments and has commenced discussions with the 
landowners. It is the City’s intention to continue discussions and provide support and 
information to the landowners in a timely manner.  

44. On the broader network, the Panel was satisfied the Functional Design Report and the 
Stormwater Management Plan appropriately demonstrate that the proposal will not result 
in adverse off-site flood or drainage impacts or increased flood risk, and that it meets 
water quality treatment targets. 

  



  

45. The Panel did not agree with requests by CardnoTGM on behalf of two affected 
landowners to allow greater development staging flexibility in the Development Plan 
Overlay (DPO) Schedule. The Panel did however recommend a minor change to the 
overlay to provide clarity around the staging of infrastructure, which the City supports. 

Traffic and Transport 

46. The Panel considered whether the Amendment had appropriately considered any 
potential traffic impacts, noting the findings from the Traffic and Transport Assessment 
– a technical report submitted with the Amendment. 

47. The Panel summarised objecting submissions generally as being concerned about the 
impact of additional dwellings on traffic and congestion in the local area, and the potential 
to create a safety hazard for school children, pedestrians and residents of the Bellarine 
Springs Retirement Village. The Drysdale Clifton Springs Curlewis Association said the 
traffic assessment was overly conservative and further analysis should be undertaken. 

48. A resident of the Bellarine Springs Retirement Village submitted that most petitioners (to 
an earlier July 2019 petition advocating for a footpath along Central Road) and retirement 
village residents strongly support the rezoning of the subject land, as this is the essential 
pre-cursor to the construction of a footpath.  

49. CardnoTGM submitted that the Framework Plan in the DPO Schedule should include an 
internal road layout concept to assist with staging and future interconnection with 
individually owned land holdings. Neither Council nor the Proponent supported this 
request. 

50. The Panel found that the Traffic and Transport Assessment included a comprehensive 
analysis of the impact that development traffic would have on the local network, including 
Signalised and Unsignalised Intersection Design and Research Aid (SIDRA) analysis. 

51. The Assessment concluded that, based on the modelling, the predicted increase in traffic 
generated by the development can be easily accommodated on the local road network 
without any unacceptable impacts on congestion. The Panel concluded that even if the 
estimates of dwelling density on the subject land are overly conservative as the Drysdale 
Clifton Springs Curlewis Association suggested, the modelling demonstrated that there 
is more than enough capacity in the local network to absorb higher increases in traffic 
than those assumed in the Assessment. 

52. The Panel agreed with Council that the road upgrades and other transport related 
projects identified in the Assessment, which will either be funded under the DCP or 
delivered as part of developer works as the subject land is developed, will benefit not 
just the residents of the new development but also the broader community. 

53. The Panel also concluded there is no justification for showing an indicative internal road 
network on the Framework Plan in the DPO Schedule. 

54. The City supports the conclusions of the Panel. 

Marsh Court connection 

55. The Amendment proposes to apply Design and Development Overlay Schedule 44 
(DDO44) to properties at 1 Sheileen Court, 2-20 Sheileen Court and 23 Marsh Court, to 
provide for a connection between land in Marsh Court and Sheileen Court and the 
subject land. The exhibited DDO44 provided for a road and drainage link, but in response 
to submissions Council proposes to amend this to require a linear reserve for pedestrian, 
bicycle and drainage use only. 



  

56. The Panel accepted Council’s assessment that the road link would have unacceptable 
impacts on the amenity of residents in Marsh Court, and that the necessary drainage 
connection can be provided through a linear municipal reserve. 

57. The Panel concluded that it supports Council’s proposed post-exhibition change. 

58. The Panel further recommended associated changes to the DPO Schedule and DDO44, 
which are accepted by the City. The Panel Report did not comment on a further proposed 
change to the DPO Schedule by Council in its Part B panel hearing submission. The 
change related to off-site drainage works (if required) prior to preparation of the DPO 
Schedule development plan and there were no opposing submissions at the hearing. 

59. All the changes agreed and adopted by the City are shown in Attachment 5. 

Development contributions 

60. The Panel provided an overview of the proposed Central Road Drysdale Development 
Contributions Plan (DCP) and supporting overlay (DCPO8), including post-exhibition 
changes proposed by Council and supported by the Proponent.  

61. The Panel accepted changes relating to: 

61.1 The removal of GST from project costings 

61.2 The removal of public open space land and cash contributions, and instead collect 
open space contributions under Clause 53.01 of the Planning Scheme (noting 
open space improvements such as playgrounds and trails will be retained) 

61.3 Other minor corrections as identified at the Panel Hearing.  

62. None of these changes were contested. The Panel then recommended changes to the 
DCP, which are accepted by the City as shown in Attachment 5.  

63. Most of the DCP discussion at the Hearing centred on the objecting submission from 
Clifton Springs (Holdings) Pty Ltd, which operates the Bellarine Springs Retirement 
Village on Central Road.  

64. The last remaining part of the retirement village to be developed is at 103-111 Central 
Road. The Amendment proposes to rezone and apply the DCPO8 to 103-111 Central 
Road. The Panel Report notes that by the time of the Hearing, Council had issued a 
Notice of Decision (NOD) to Grant a Permit for development of this vacant land for an 
extension of the retirement village. The NOD includes a condition requiring the payment 
of a Development Infrastructure Levy in accordance with any approved DCP prior to 
occupation of any building authorised by the planning permit. In effect, the condition 
means the retirement village owner will be bound by the DCP in the same way as the 
adjoining housing developer. 

65. Clifton Springs Holdings’ primary submission was that the DCP and DCPO8 should not 
apply to 103-111 Central Road. It submitted that condition 6 of the NOD was unlawful 
insofar as it seeks to retrospectively apply the DCP, and that it was proposing to appeal 
against the condition at VCAT (which it has since commenced). 

66. Clifton Springs Holdings submitted that there was insufficient nexus between the 
extension of the retirement village and the infrastructure items listed in the DCP – village 
residents are unlikely to use the infrastructure to be funded under the DCP, so they 
shouldn’t be required to pay for it. They also submitted that ‘retirement village’ is a 
different land use to ‘dwelling’ that generates less demand for off-site infrastructure. If 
the DCP is applied to the retirement village, it should not be levied at the same rate as 
dwellings in the new estates. 



  

67. Council rejected the submissions of Clifton Springs Holdings as did Mr Shipp, who 
provided development contributions expert evidence at the Hearing.  

68. In its findings, the Panel said it was not persuaded that the DCP and DCPO8 should not 
apply to the retirement village land. Nor was the Panel persuaded that there is insufficient 
nexus between the retirement village and the need for the infrastructure that will be 
funded under the DCP to justify exempting the retirement village from the DCP. In the 
Panel’s opinion residents of a retirement village are independent, mobile and able to use 
community infrastructure and facilities just as they would if they were living in the 
adjacent residential subdivision. 

69. Regarding the permit condition, the Panel said questions about the legality of seeking to 
retrospectively apply a DCP are not matters before the Panel. The Panel also concluded 
that the retirement village should be subject to the same Community Infrastructure Levy 
rate as the surrounding development. 

70. The City agrees with the findings of the Panel, other than the recommendation to exempt 
any future subdivision of pre-approved development from the DCP and DCPO8 (refer to 
pages 34-35 of the report for the Panel’s reasons). 

71. The Panel agreed with Clifton Springs Holdings that a future subdivision of a previously 
approved development should be exempt, contrary to the evidence of Mr Shipp that this 
is standard practice. Mr Shipp said it is appropriate for any subdivision which occurs 
following gazettal of the Amendment to make a development contribution in accordance 
with the DCP, regardless of whether a planning permit for the use and/or development 
has been previously issued.  

72. The City agrees with the evidence of Mr Shipp. Such an exemption is not stated in either 
the 2007 DCP Guidelines or the development contributions Ministerial Direction. The 
reason for the Panel recommending the exemption is to avoid double dipping should the 
retirement units be constructed, a levy paid and then at some later point the units are 
subdivided (and a second levy sought). This scenario is highly unlikely but equally 
important, the exemption would apply to all the Amendment land – not just 103-111 
Central Road. This means that other land parcels where buildings and works are 
constructed in accordance with a permit approved before the DCP takes effect, may also 
be exempt. This situation would undermine the DCP finances.   

73. The City as administrator of the DCP, is responsible for record keeping and ensuring 
there is no ‘double-dipping’ when land is subdivided and a Development Infrastructure 
Levy paid. This responsibility extends to all DCPs applied in the Greater Geelong 
Planning Scheme. The Panel’s concerns are unfounded and not supported.   

Environmental and biodiversity impacts 

74. The Panel considered whether the biodiversity impacts of the proposed Amendment are 
acceptable. Their report outlined the key findings of the ecological (Okologie Consulting) 
and arboricultural (Let’s Talk About Trees) assessments. 

75. Chapter 4.5 of the Panel Report referred to several community submissions that raised 
environmental and biodiversity concerns: 

75.1 lot sizes and open space areas were not enough to allow large trees to be planted 
to replace those that will be lost when the land is developed 

75.2 Bellarine Catchment Network submitted the Amendment would limit opportunities 
for connectivity through the landscape, and opportunities for revegetation and 
restoration projects 

75.3 reduced local biodiversity by destroying wildlife habitats and turning open green 
spaces into housing 



  

75.4 additional dwellings would result in increased pollution and contribute to climate 
change, and that it is imperative that ‘green belts’ through residential areas are 
protected. 

76. In its discussion, the Panel said it acknowledges local community concerns about 
environmental and biodiversity impacts, but no evidence was presented that the subject 
land contains significant ecological values or performs any significant biodiversity 
function. According to the Panel, while the assessments conducted to date are 
preliminary, they have identified no protected species or native vegetation of significant 
value on the land – and have concluded that the presence of protected species is unlikely 
due to an absence of suitable habitat. 

77. The Panel agreed with Council that the land is not subject to any overlay that protects 
environmental values, nor is it identified in any Structure Plan, study or other strategic 
document as having any significant environmental values. 

78. The Panel further considered (p. 40): 

“…that the creation of the linear open space linking Griggs Creek and McLeods 
Waterholes will generate an environmental benefit for the community. It will extend 
an existing corridor along the creek to the foreshore, and will link existing water 
features, providing possible habitat links as well as recreational links for the 
community to enjoy. If the linear open space is properly planned and vegetated, it 
will provide more suitable habitat and greater connectivity than currently exists on 
or through the subject land.” 

79. The Panel therefore concluded that there is no basis on which the Amendment should 
not be supported on environmental or biodiversity grounds.  

80. The City supports this finding and believes the delivery of 2.739 hectares of public open 
space (not counting the drainage reserves) provides a real opportunity to retain canopy 
trees and recreate natural habitat. 

Social impact  

81. The owners of 164-168 Wyndham Street have constructed a glass art studio on their 
property. This property is designated as a drainage and open space reserve, and 
ultimately the house, garden and glass studio will need to be removed. The owners open 
the studio to the local community and to visiting artists, donating their time and materials 
and providing mentorship to students and local artists. 

82. The Panel Report quoted directly from the owners of 164-168 Wyndham Street and the 
Drysdale Clifton Springs Curlewis Association about the important role the studio plays 
in community arts and cultural activities, including the Festival of Glass. 

83. The Panel was in no doubt that the glass art studio makes a significant contribution to 
the cultural life of the Drysdale/Clifton Springs community. The Panel found that 
notwithstanding the value of this asset to the landowners and the community, it is not 
enough justification to halt the Amendment.  

84. It is the opinion of the Panel that the loss of the studio does not alter the overall finding 
that, on balance, the Amendment will deliver net community benefit. The Panel noted 
that the land at 164-168 Wyndham Street may not be required for some years and 
encouraged the landowners to relocate the studio to another suitable location in Drysdale 
with Council support.  

85. The City agrees with the findings of the Panel.  

86. The rezoning will not impact on the ability of the owners to continue with their glass art 
home business or participate in community activities for several years to come. As noted 



  

in an earlier section of this report, Council officers have commenced discussions with 
the landowners.  
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Attachment 4 

Panel Recommendations and Response 

No. Panel Recommendation 
Greater Geelong Planning Scheme 
Amendment C363 

City Response Reference 

 
1 

 
Adopt Amendment C363ggee to the Greater Geelong 
Planning Scheme as exhibited subject to the following 
changes.  

 
 

 
 

2 Changes to the Development Plan Overlay Schedule 
37 
Amend the exhibited Development Plan Overlay 
Schedule 37 to:  
 

a) as shown in Council's Part A version, to convert 
the road and drainage link between the 
residential land in Marsh and Sheileen Courts and 
the land in the Development Plan Overlay 
Schedule 37 to a municipal reserve with a 
pedestrian, cycling and drainage link. 
 

b) replace the final dot point under Urban Design 
Masterplan with the following: •The stages by 
which the development of the land is to proceed, 
including the staging of the drainage and road 
infrastructure required to service the stages of 
development.  

 

c) replace the first dot point under Open Space and 
Landscape Masterplan with the following: 
• Public open space generally in accordance with 
the Framework Plan that forms part of this 
Schedule. Encumbered land shall not be credited 
as Public Open Space including land required for 
the future stormwater retarding basins.  
 

 
 
 
 
 
 
 
 
 
 
 
 
No panel recommendation on Council’s submission to 
add a drainage provision in section 2.0. 

 
 
 
 

 
 
 

 
 
 
 
 
Agreed 
 
 
 
 
 
 
Agreed 
 
 
 
 
 
Not agreed. This change was 
proposed by the proponent at 
the hearing & not supported 
by Council in its closing 
submission, for the following 
reasons: 
• the 10 per cent open 

space provision should 
remain consistent with 
other similar DPOs 
applied in the Greater 
Geelong Planning 
Scheme; 

• reference to being 
generally in accordance 
with the framework plan 
is already mentioned in 
the second last DPO37 
provision.  

 
Consistent with Council’s Part 
B submission, amend the 
exhibited Development Plan 
Overlay Schedule 37 Section 
2.0 by adding the following 
provision:  
‘Drainage works in 
association with development 
of 1 Sheileen Court, 2-20 
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No. Panel Recommendation 
Greater Geelong Planning Scheme 
Amendment C363 

City Response Reference 

 
 
 
No panel recommendation on the proponent’s 
submission to change the vegetation assessment 
provision. 
 
 
 
 
 
 
 
 
 
 
No panel recommendation on Council’s verbal hearing 
submission to remove the DPO37 map from 103-111 
Central Road, Drysdale. 
 

Sheileen Court and 23 Marsh 
Court, Drysdale.’ 
 
This change was proposed by 
the proponent at the hearing. 
Consistent with Council’s 
closing submission, amend 
the exhibited Development 
Plan Overlay Schedule 37 by 
adding the following sentence 
at the end of the vegetation 
assessment provision:  
‘Assessment can be 
undertaken in stages as site 
access permits.’ 
 
This parcel is owned by 
Clifton Springs (Holdings) and 
a NOD permit has been issued 
allowing use & development 
of a retirement village.  

 
3 

 
Changes to the Design and Development Overlay 
Schedule 44 
Amend the exhibited Design and Development 
Overlay Schedule 44 to:  
 
a) replace the dot point in Clause 3.0 with the 

following: 
• A linear municipal reserve (or reserves) suitable 
to carry overland flow paths must be created and 
connect to the boundary of Development Plan 
Overlay Schedule 37 (Central Road, Drysdale) at a 
suitable location approved by the Responsible 
Authority. 
 

b) include the other changes shown in Council's Part 
A version.  

 
 
 
 
 
 
Agreed, with the inclusion of 
the words “and a shared 
pedestrian/cycle path” after 
the word “paths”. 
 
 
 
 
 
Agreed 
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4 

 
Changes to the Development Contributions Plan and 
Development Contributions Plan Overlay 
 

a) remove Goods and Services Tax from the costings 
for the following projects: 
• DI_DR_1a (Central Road Basin – Construction) 
• DI_DR_2a (Jetty Road Downstream Basin – 
Construction (interim)) 
• DI_DR_2b (Jetty Road Downstream Basin – 
Construction (ultimate)) 

 

b) remove the following Public Open Space items: 
• DI_LA_5 (Central Road 1Ha reserve – Land) 
• DI_LA_6 (Linear Open Space – Land) 
• DI_LA_7 (Co-Located Open Space – Land) 
• DI_OS_6 (Public Open Space Cash Contribution) 

 
 
 
 
Agreed 
 
 
 
 
 
 
Agreed 
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No. Panel Recommendation 
Greater Geelong Planning Scheme 
Amendment C363 

City Response Reference 

 

c) make various consequential changes to the text 
and Tables 5 and 6 as shown in Council’s Part A 
version 
 

d) replace ‘Central Road RB’ with ‘Jetty Road RB’ in 
the delivery trigger for DI_LA_3 in Table 3 

 

e) replace ‘interim’ with ‘ultimate’ in the description 
of DI_DR_3a in Table 3 and Appendix B 

 

f) remove ‘Land’ from the heading ‘Public Open 
Space - Land, Improvements and Landscaping’ in 
Table 5 

 

g) amend section 7.5 (Collection of levies) to replace 
the first dot point with the following:  
• Subdivision of land (except subdivision of 
buildings and works constructed in accordance 
with a permit approved before this Development 
Contributions Plan takes effect).  

 

h) include the other changes shown in Council's Part 
A version.  

 
Agreed 
 
 
Agreed 
 
 
Agreed 
 
Agreed 
 
 
 
Not agreed as explained in 
the Discussion section of this 
report. 
 
 
 
Agreed 

 
5 

 
Amend the exhibited Development Contributions Plan 
Overlay Schedule 8 to:  
 

a) include the changes shown in Council’s Part A 
version, consequential on the changes referred to 
in Recommendation 4(a), 3(b) and 3(c). 
 
 

b) add the following provision to Clause 4.0: 
The Development Contributions Plan does not 
apply to the following type of development: 
• Subdivision of buildings and works constructed 
in accordance with a permit approved before the 
gazettal of Amendment C363ggee to the Greater 
Geelong Planning Scheme. 

 
 
 
 
Agreed, noting the reference 
‘3(b) and 3(c)’ is an error and 
should read: ‘4(b) and 4(c)’. 
 
 
Not agreed as explained in 
the Discussion section of this 
report. 
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Amendment C363ggee Adoption Documents 
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