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AMENDMENT C408ggee and Draft Planning Permit PP-1247-2019, 
CONSIDERATION OF SUBMISSIONS 

To: Peter Smith – Coordinator Strategic Implementation  
From: Barry Gough – Strategic Planner 
Subject: Resolution to consider submissions to an amendment under 

delegation  
File number: C408ggee 
  

Purpose 
This report considers submissions to Amendment C408ggee and draft Planning Permit 
PP-1247-2019 and recommends that Council resolves (under delegation) to refer the 
submissions to an Independent Panel.   

 Summary 
• The amendment rezones land at 31 – 49 Mealuka Road, Leopold from Low Density 

Residential Zone – Schedule 1 to General Residential Zone – Schedule 1. 

• The Council resolved under delegation on 14th May 2021, to exhibit a planning 
scheme amendment (C408ggee) to re-zone the land, together with draft Planning 
Permit PP-1247-2019 for the staged multi-lot subdivision of the land. 

• Exhibition of Amendment C408ggee and Planning Permit PP- 1247-2019 
commenced on 16 September 2021 and closed on 18 October 2021. Notice of the 
amendment appeared in local newspapers, the Geelong Australia website and 
letters were sent to prescribed Ministers and owners and occupiers of adjoining land. 

• Ten submissions were received, including one from the proponent one from the 
Department of Environment, Land Water and Planning (DELWP), one from the 
Environment Protection Authority (EPA) and seven from adjoining property owners.  

• It is recommended that all submissions be referred to an Independent Panel 
appointed by the Minister for Planning. 

Recommendation 
That Council having considered all submissions to Amendment C408ggee to the 
Greater Geelong Planning Scheme and Planning Permit Application PP- 1247-
2019, resolves to: 

1) Request the Minister for Planning to appoint an Independent Panel under Part 
8 of the Planning and Environment Act, 1987; 

2) Refer all submissions to the Panel; and 

3) Submit to the Panel its response to the submissions generally as outlined in 
this report. 

  
Approved as a resolution of Council by Council’s delegate:  P.Smith  

Date: 17 November 2021  
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Background 

The subject land is located on the east side of Melaluka Road, immediately south of the 
Bellarine Rail Trail. The location is shown in Appendices 1 and 2. Over the past 20+ 
years land to the south of the subject site has been progressively developed for 
residential use, including the majority of the land fronting to Melaluka Road north of 
Stringers Lane having been re-zoned to GRZ1.   

The exhibited amendment and draft Planning Permit propose to re-zone and subdivide 
the sole remaining LDRZ1 lot on this portion of Melaluka Road (see Appendix 3 for the 
subdivision plan and Appendix 4 for the draft Planning Permit).  

Discussion 

Ten submissions have been received following the exhibition of the Amendment and 
draft Planning Permit.  This includes submissions from DELWP and the EPA , one on 
behalf of the proponent of the application and seven submissions from adjoining land 
owners and occupiers which raise concerns and objections. 

DELWP Submission: 

The submission by DELWP confirmed that the permit conditions contained in the draft 
Planning Permit, as exhibited, satisfied the advice provided by the Department prior to 
seeking authorisation of the Amendment. 

EPA Submission: 

A detailed submission was received from the EPA on 18th October, the date that 
exhibition closed. 

Officer Response: 

Council officers have discussed the contents of the submission with the proponent’s 
planning consultant, who has indicated that the proponent believes the matters raised in 
the submission can be adequately considered at Panel. 

A summary of the issues raised in the objecting submissions from adjoining landowners 
and occupiers and a Council officer response is provided below. 

Issue: 

Objection to proposed staged subdivision, due to likely time to complete development. 

Officer Response: 

The staging of subdivisions is an accepted method of development and as such is not a 
reason to require a change to the draft permit conditions. 

Issue: 

Potential for access to be required to the adjoining property. 

Officer Response: 

Unless a service easement exists on the adjoining property to which access is required, 
access to adjoining properties could only occur with the consent of the landowner. 

Issue: 

Objects to being required to pay for new fencing on the boundary. 

Officer Response: 
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The developer has indicated in-principle agreement to pay for the construction of 
required boundary fencing, consistent with the nature of the proposed subdivision. 

Issue: 

Proximity of development to common boundary. 

Officer Response: 

The development of the proposed residential lots would be subject to all building controls 
with respect to setbacks from adjoining residential properties. 

Issue: 

Height of proposed new development. 

Officer Response: 

The development of the proposed residential lots would be subject to all relevant 
planning scheme zone and building controls with respect to building heights on lots 
adjoining residential properties. 

Issue: 

Adverse impact on rural outlook. 

Officer Response: 

In planning terms views are enjoyed, not owned and the loss of a view is not a reasonable 
basis to limit the development of land in a manner consistent with its zoning. 

Both the subject land and the properties of the adjoining submitters are located in a Low 
Density Residential zone. (LDRZ)  This is a residential zone, not a rural zone, and hence 
it is not reasonable to expect that the views available from lots in this zone will retain a 
rural aspect 

Issue: 

Use of existing drainage easements to service the proposed subdivision. 

Officer Response: 

Easements on land titles exist for the provision of a range of services as specified.  It is 
appropriate for drainage easements to be utilised for their intended purpose. 

Issue: 

Increase in traffic on Melaluka Rd and exacerbation of existing pedestrian and road traffic 
concerns. 

Officer Response: 

The traffic report provided in support of the application indicates that the land can be 
developed in the proposed manner without adversely impacting on the role of Melaluka 
Rd within the road hierarchy.  This, assessment together with permit conditions proposed 
by Council’s engineers, indicates that the adjoining road network can adequately service 
the proposed subdivision. 

Issue: 

Proposes minimum setbacks and /or single dwelling covenants on specific lots adjoining 
existing developed properties in the LDRZ. 

Officer Response: 
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As indicated above, single dwelling setbacks are a matter for consideration under 
building regulations. 

If a planning permit application was received for a multi-unit development of any lots 
adjoining owners and occupiers would receive notice of the application and be provided 
with the opportunity to object. 

Issue: 

Density of lots. 

Officer Response: 

The proposed lot density is consistent with the provisions of the General Residential 
zone. 

Issue: 

Adverse impact on adjoining property values. 

Officer Response: 

No evidence has been provided to indicate that the re-zoning of land from one residential 
zone to another in accordance with local and state planning policy will adversely impact 
the value of adjoining residential land. 

Issue: 

Potential overlooking. 

Officer Response: 

The development of the proposed new lots will be required to comply with relevant 
building requlations with respect to avoiding the overlooking of the private open space of 
adjoining properties. 

Issue: 

Additional infrastructure would be required to service the new subdivision. 

Officer Response: 

The provision of the required infrastructure to service the proposed subdivision is 
addressed by conditions contained in the draft Planning Permit. 

Financial Implications 

There are no financial implications for Council which would arise from the adoption of 
the proposed amendment and issuing of the planning permit. 

Stakeholder Consultation and Communication 

The Amendment and Permit were exhibited in accordance with the provisions of the 
Planning and Environment Act 1987. 

In accordance with Clause 4(2) of Ministerial Direction No. 15 the following panel hearing 
dates have been set for this Amendment: 

• Directions Hearing: in the week commencing 6 December, 2021. 

• Panel Hearing: in the week commencing 31 January, 2021. 

Planning Panels Victoria will notify all submitters of the Panel dates and invite requests 
to be heard at the Panel Hearing. 
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 Policy/Legal/Statutory Implications 

The amendment is consistent with the State Planning Policy Framework as follows: 

11 – Settlement – Planning is to anticipate and respond to the needs of 
existing and future communities, prevent environmental and amenity 
problems created by siting incompatible land uses close together and 
facilitate sustainable development that takes full advantage of existing 
settlement patterns and investment in transport, utility, social, community and 
commercial infrastructure and services. Clause 11.01, Victoria, aims to 
promote the sustainable growth and development of Victoria and deliver 
choice and opportunity for all Victorians through a network of settlements. 

11.01-1R – Settlement – Geelong G21 – Relevant strategies to implement 
the above State policies within the region include: 

• Support the growth of Bannockburn, Colac, Drysdale/Clifton Springs, 
Lara, Leopold, Ocean Grove and Torquay/Jan Juc as district towns by 
building on existing and planned infrastructure and focussing growth along 
key road and rail networks. 

• Reinforce the role of district towns in providing services to surrounding 
areas. 

• Provide for settlement breaks between towns to maintain their unique 
identities. 

• Require a settlement boundary for all towns. 

• Protect critical agricultural land by directing growth to towns. 

11.02 – Managing Growth – Relevant policies include the supply of urban 
land and the sequencing of development. Objectives of which are to 
ensure a sufficient supply of land is available for residential, commercial, 
retail, industrial, recreational, institutional and other community uses and 
to manage the sequence of development in areas of growth so that 
services are available from early in the life of new communities. 

11.03-2S – Growth Areas – The objective of which is to locate urban growth 
close to transport corridors and services and provide efficient and effective 
infrastructure to create sustainability benefits while protecting primary 
production, major sources of raw materials and valued environmental areas. 

12.01 – Biodiversity – Contains policies relating to the protection of biodiversity 
and native vegetation management. Relevant objectives of these policies are: 

• >To assist the protection and conservation of Victoria’s biodiversity. 

• To ensure that there is no net loss to biodiversity as a result of the 
removal, destruction or lopping of native vegetation. 

12.03 – Water Bodies and Wetlands – This policy aims to protect and 
enhance river corridors, waterways, lakes and wetlands by ensuring 
development responds to and respects the significant environmental, 
conservation, cultural, aesthetic, open space, recreation and tourism assets 
of water bodies and wetlands and is sensitively designed and sited to maintain 
and enhance environmental assets, significant views and landscapes along 
river corridors and waterways and adjacent to lakes and wetlands. 
13.02 – Bushfire – This policy aims to strengthen the resilience of 
settlements and communities to bushfire through risk-based planning that 
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prioritises the protection of human life. This policy must be applied to all 
planning and decision making under the Planning and Environment Act 1987 
relating to land which is within a designated bushfire prone area. 

15.01 – Built Environment – Policies relating to urban design, building 
design, subdivision design, healthy neighbourhoods and neighbourhood 
character. Objectives of which are to: 

• Create urban environments that are safe, healthy, functional and 
enjoyable and that contribute to a sense of place and cultural identity. 

• Achieve building design outcomes that contribute positively to the 
local context and enhance the public realm. 

• Ensure the design of subdivisions achieves attractive, safe, 
accessible, diverse and sustainable neighbourhoods. 

• Achieve neighbourhoods that foster healthy and active living and 
community wellbeing. 

• Recognise, support and protect neighbourhood character, cultural 
identity, and sense of place. 

16.01 – Residential Development – Relevant policies relating to integrated 
housing, location of residential development, housing diversity and housing 
affordability. Objectives of which are: 

• To promote a housing market that meets community needs. 

• To locate new housing in designated locations that offer good access to 
jobs, services and transport. 

• To provide for a range of housing types to meet diverse needs. 

• To deliver more affordable housing closer to jobs, transport and services. 

18.02 – Movement Networks – Relevant policies relating to sustainable 
personal transport, public transport, 

• road systems and carparking. 

19.03 – Development Infrastructure – Contains policies relating to 
development and infrastructure contributions plans, infrastructure design and 
provision, stormwater supply, sewerage and drainage, telecommunications. 

Bellarine Peninsula Distinctive Area and Landscape 

In addition to current State Policy, on 29 October 2019, the Bellarine 
Peninsula was declared a Distinctive Area and Landscape under the 
Planning and Environment Act 1987. The declaration triggers the requirement 
to prepare a Statement of Planning Policy (SPP). 

The SPP will include a 50-year vision and land use strategies to better protect 
the unique features of the Bellarine Peninsula for current and future 
generations. It also provides the opportunity to designate long term settlement 
boundaries. 

The SPP was informed by strategic planning work already undertaken, 
relevant technical studies and outcomes from community engagement. 
And is consistent with the Draft SPP released for public consultation in mid-
2021.  
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The amendment is consistent with the Local Planning Policy Framework as follows 

21.04 – Municipal Framework Plan –Provides the strategic vision for the 
Geelong region. 

Leopold is identified as a sub-regional centre in the Municipal Framework Plan. 

21.14 – The Bellarine Peninsula –Contains objectives relating to facilitating 
the development of Leopold as hubs of development, specifically including the 
Leopold Structure Plan. 

Relevant objectives include: 

• Ensure the retention of Leopold as an urban island - supporting urban 
growth contained to the settlement boundary and preserving the 
surrounding rural hinterland. 

• Support the development of the Ash Road / Mollers Lane Growth Area 
and other areas identified for residential development on the Structure 
Plan map. The subject land is shown as “Rezone Residential 1 in the 
Structure Plan map – see Appendix 4. 

• Support increased housing densities around the Sub Regional Retail 
Activity Centre and neighbourhood shopping strips at Ash Road and 
Dorothy Street. 

• Provide public open space within existing and proposed residential areas 
to cater for the passive and active recreation needs of the community. 

• Provide an improved transport network which includes better traffic 
movements, pedestrian and cyclist linkages and public transport options. 

 

Alignment to City Plan 

The Amendment C408ggee and Draft Planning Permit PP1247-2019 support both the 
Growing our Economy and Sustainable Built and Natural Environment strategic 
directions of City Plan. 

Conflict of Interest 

No Council officers involved in the preparation of this report have any direct or indirect 
interest in the matter to which this report relates, in accordance with Section 80 (c) of the 
Local Government Act. 

Risk Assessment 

There are no notable risks associated with implementing the recommendation contained 
in this report. The site is identified as being bushfire prone however when developed in 
a manner consistent with the other developments on the east  side of Melaluka Road this 
risk will be similarly mitigated, as it has been on those     developed sites. 

Environmental Implications 

No environmental implications arise from the proposed re-zoning and subdivision of the land. 
The required off-sets have been provided for the native vegetation that is proposed to be 
removed from the land. Documentation submitted in support of the application indicates that 
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any potential for flooding of the land can be mitigated as part of the subdivision so as a level 
that will avoid any risk of a 1% ARI flood event on any of the proposed lots. 

 
Appendix 1 – Location plan / aerial photo 
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Appendix 2 – Existing & Proposed zoning 
 
 

Existing Zoning LDRZ1 

 

 

Proposed Zoning - GRZ1 
 

 

 

 

  



Greater Geelong City Council   
C408ggee Consideration of Submissions Delegated Authority Report 
 Page 10 

Record Number: D21-524889 

Appendix 3 – Proposed Staged Subdivision 
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Appendix 4 – Draft Planning Permit 
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