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FLOODING, DRAINAGE AND UTILITY SERVICES 

This section should be read in conjunction with the “Jetty Road Structure Plan 

Stormwater and Stream Rehabilitation Concept” Ecological Engineering,  

November 2005, and the ”Engineering Servicing report – Curlewis Structure Plan” 

Youngs Consulting Civil Engineers, October 2004. 

(See also Map 16, page 92, General Stormwater Catchment, and Map 17, page 

93, Proposed Sewerage Catchment Plan) 

Key Issues 

Natural Drainage 

As shown on Map 16, the natural drainage pattern of the Jetty Road growth area 

can be considered from two perspectives; the perimeter, where inflows and 

discharges cross the UGP boundary, and the internal drainage pattern.  

Perimeter Drainage Pattern 

The perimeter can be divided into geographic sections as follows: 

• Portarlington-Geelong Rd 

• The golf course and western rural interface 

• McDermott Road 

• Bay frontage 

• Griggs Creek 

• Jetty Road. 

Portarlington-Geelong Road:  There is a natural invert that crosses the road 

reserve and discharges at about 1421-1423 Portarlington Road, passes through 

the rear of lots to the west and discharges to the Curlewis Golf Course. 

Golf Course/Rural Land:  Flows discharge generally from the site to the Golf 

course at two locations; approximately 200 m from the highway and immediately 

south of the rail trail.  South of the rail trail flows are generally confined to the 

railway reserve for roughly 100m where they turn north to cross the reserve in a 

major culvert, flowing through the property known as 95-125 & 127-159 Coriyule 

Road (Jarawinda).  This flow leaves Jarawinda to cross Coriyule Rd away from the 

UGP area. 

There will be flow management issues to resolve relating to the manner in which 

flows from developed land are delivered back to the rural land use.  Recognition of 

flow paths across adjoining rural titles may involve, among other things, the 

creation of drainage easements and stabilisation works. 
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Mc Dermott Road:  There are generally four recognisable points at which flows 

discharge across McDermott Road.  These are, as measured north from Coriyule 

Road, at distances of approximately 50m, 600m, 800m and 1450m.  The 50m and 

800m locations are serviced by culverts of 300mm diameter and 225mm diameter 

respectively.  Surface flows discharge across the other two points in an 

unregulated fashion.  It is expected that sheet flows cross the road at other less 

defined locations over the length of the road. 

It should be noted that the spillway from a dam immediately east of the fence at the 

1450m mark enters a depression carved across the road reserve.  The culverts at 

the 800m mark and the 50m mark feed directly to dams on the west side of the 

road reserve. 

There will be a need to ensure that access to water currently enjoyed by the rural 

properties to the west is maintained and delivered in an acceptable form from the 

developable land on the east of McDermott Road. 

Bay Foreshore: (Refer also to the background report “Preliminary Geotechnical 

Assessment” Chadwick Group Holdings, October 2004, which contains relevant 

comment on problems and remedial works as well as risk issues for Council.)   

Griggs Creek, the McDermott Road road reserve and the undefined natural 

depression some 150m east of McDermott Road are the only obvious areas of 

concentrated surface flows.  

Field observations of the cliff top land, the cliff face area and the cliff base area 

adjacent to the littoral zone reveals some disturbing land management issues.  

Pest plants are numerous, pest animal infestations are obvious and erosion totally 

unregulated, except for some remedial infrastructure at Griggs Creek.  The cliff top 

and slopes are dotted with boxthorn of various ages, rabbit infestation is obvious 

with several significant warrens and erosion gullies and rilling prevalent along the 

entire cliff surface.  The issues of pest plant and animal eradication and erosion 

control will be keys to stemming the degradation of the foreshore cliff zone and the 

undesirable impacts on the littoral zone.   

Griggs Creek:  (Refer also to the background report “Preliminary Geotechnical 

Assessment” Chadwick Group Holdings, October 2004) 

Within the growth area, the Griggs Creek sub-catchment covers an area of roughly 

55ha, falling to the north-east corner of the growth area, near the confluence 

between the creek and the foreshore.   

Council is currently dealing with drainage management issues upstream in Griggs 

Creek catchment, in the existing Clifton Spring / Drysdale area.   

Jetty Road:  Jetty Road drainage into the growth area is limited to major culverts 

at the Portarlington/Grubb/Jetty Roads intersection.  The 1200mm diameter culvert 

located at Wyndham Street conveys flows from east to west, ultimately discharging 

to Griggs Creek via an open, deep table drain. 
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Internal Drainage Pattern 

The gently undulating nature of the site and the relatively defined nature of the 

natural drainage pattern presents a clear direction for managing future overland 

flow paths; whether these are roadways, dedicated drainage reserves or combined 

open space.  However, in some areas there may be isolated depressions from 

which there is no obvious outflow other than natural seepage.  Development plans 

must identify these sites and provide landscape modification options (depressed 

roadways, open space links or drainage reserves etc) such that clear overland flow 

paths can be created.  Such sites are apparent immediately to the south and north 

of Coriyule Rd. 

Flooding 

The only real-time flood data relates to Jetty Rd between Wyndham St & Griggs 

Creek where overland flows from McLeods Water Holes has been observed.  

Some preliminary HEC-RAS modelling has also been undertaken to estimate the 

1% flood extent of this overland flow.  It is unlikely that the 1% flood extent would 

extend beyond the bed & banks of Griggs Creek, except near Jetty Road, given the 

existing hydraulic capacity of the creek. 

Drainage Management  

Management of minor stormwater flows (up to a 5 year average recurrence interval 

(ARI) will be achieved by an underground pipe system to collect and convey 

stormwater flows to treatment and flow management facilities.  The pit and pipe 

system will be designed in accordance with City of Greater Geelong’s drainage 

standards.  Flows in excess of 5 year ARI and up to 100 year ARI will be conveyed 

via overland flow paths, predominantly along drainage reserves and roads (in 

accordance with Council policies).  At some locations south of the Wyndham 

St/Griggs Creek Culvert area on the eastern edge of the site, stormwater drainage 

will interact with existing drainage infrastructure taking runoff from adjacent urban 

areas.  It will be necessary to co-ordinate planning of drainage infrastructure at 

these localities with council so that solutions for existing drainage capacity 

problems and funding are dealt with.  

Changes to the volume and timing of runoff following urbanisation may also impact 

the ecology and geomorphology of downstream waterways.  Retarding basins will 

be used to ensure the post-development 100 year, 5 year and 1.5 year ARI flows 

are equivalent to pre-development flows where necessary.  

Stormwater wetlands will be used to treat site runoff to meet best practice water 

quality treatment objectives and maximise the volume of water available for reuse.  

Specific details of wetland design (e.g. area, depth, connectivity) are to be 

established in the development plan phase of the project, but wetland areas will 

provide habitat for a range of birds and animals, and will form attractive landscape 

features for the development.   
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Stored water not required to maintain flows to downstream rural properties or for 

reuse purposes in the growth area, will be released at a controlled rate.  It will be 

directed ultimately to the bay via an outlet structure to be designed in liaison with 

DSE, Council and the CCMA, with a focus on minimal disturbance to Griggs Creek 

and its riparian zone.  

Water Sensitive Urban Design 

The processes of urban development and redevelopment need to adequately 

address the sustainability of the water environment.  Various measures should be 

implemented to improve stormwater quality at a lot and street scale to minimise the 

need for ‘end of pipe’/ local area drainage catchment measures.  These water 

sensitive urban design (WSUD) measures integrate urban planning with the 

management of stormwater.  Benefits of following these principles include the 

reduction of pollutants, flood retardation and enhancement of the urban landscape. 

The basic aim of WSUD systems is to remove the direct connection between the 

impervious areas and the stormwater system by minimising the reliance on pipe 

and drain networks.  Water quality improvements are observed due to the natural 

filtration of the water through vegetation. 

The stormwater quality treatment and flow management facilities are expected to 

ensure the development will satisfy all flow and water treatment requirements of 

the City of Greater Geelong. Exact configurations of the facilities will be confirmed 

during detailed design.  The final location of the basins and wetlands will need to 

comply with the State Native Vegetation Framework.  Pollutant removal targets will 

need to be determined based on best practice standards.  

Water Supply  

Barwon Water is the authority responsible for water supply in the area.  Barwon 

Water has advised that, with some augmentation, the existing water supply is 

capable of servicing this development area.   

Reticulated water is able to be provided to the proposed development by gravity, 

however, augmentation of the pipe network would be required but this could be 

staged to match the development.  Reticulated Water is expected to be provided to 

part of the first stage of development from the existing mains 

Water Conservation 

Barwon Water’s highest priority is for the conservation of water resources through 

a number of strategies including reducing domestic demand.  For large new 

development, such as the Jetty Road growth area, Barwon Water is seeking a best 

practice approach to water conservation and water sensitive urban design. 

Currently, it is considered good water conservation practice to install rainwater 

tanks for toilet flushing and install water efficient appliances, fittings and fixtures in 



JETTY ROAD URBAN GROWTH PLAN - SEPTEMBER 2008 

PAGE 89 OF 106 

all new homes.  Encouragement of low water use gardens at the planning stage is 

also important to reduce water consumption significantly into the longer term. 

Good practices in water conservation and urban design could also include 

provision of alternative water supplies such as recycled water or the use of 

stormwater (ie rainwater from surfaces other than a building roof) to irrigate sports 

fields.  EPA Victoria has a draft document Frameworks for Alternative Water 

Supplies which provides useful information on this subject.  Any alternative water 

supply options will need to evaluate specific environmental, social and economic 

aspects and impacts before being considered as an alternative to potable water 

supply. 

It is possible to install dual reticulation systems (also known as 3rd pipe systems) in 

the Jetty Road growth area to partially replace potable water by providing a supply 

of recycled water.  Such systems are useful for industrial use, watering sports 

grounds, other public open spaces and potentially for use in residential gardens 

and toilet flushing.  State Government policy, as stated in ‘Our Water Our Future’, 

is to work with local government, water authorities and developers to support dual 

pipe systems for recycling where they are likely to be economically viable. Some 

developers have indicated support for the installation of dual reticulation systems / 

‘3rd Pipe’ systems and Council is keen to explore the potential for these systems 

further.  It is therefore recommended that this be the subject of further discussions.   

Sewerage  

Barwon Water is also the authority responsible for sewer facilities. The existing 

sewerage infrastructure has been designed to cater for the existing Clifton Springs 

township.  As development within the township has yet to reach capacity Barwon 

Water advise that the existing Jetty Road Pump Station could have an interim 

capacity for up to 400 lots.  In addition, it may be possible that the 0.8ML 

Emergency Storage could be used as interim detention storage should lots exceed 

400 prior to the pump station being upgraded in 2013-20014.  However, Barwon 

Water would need to review the connections and performance of the station and 

the development staging plans before such a servicing arrangement would be 

approved.   

Major Transfer System  

Clifton Springs to Leopold 

The existing Clifton Springs to Leopold transfer sewer main does not have 

sufficient capacity to accommodate the 3,300 lots expected from the Jetty Road 

development.  It will therefore be necessary to duplicate or replace the pipeline to 

Leopold.  Subject to the rate of development, the replacement/duplication of this 

pipeline is scheduled for 2013 - 2014.  

Leopold to Geelong 
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Barwon Water will also be required to upgrade the capacity of the Leopold 

sewerage transfer system to accommodate both the future development in Leopold 

as well as the Jetty Road development.  Leopold PS1 (in Melaluka Road) and the 

transfer main from there to the Geelong Racecourse will require replacement.  

These works are currently scheduled to be undertaken in 2009 – 2010 - 2011. 

Sewerage Reticulation & Catchment Plans 

The Sewerage Catchment Plan, attached, shows how the existing topography 

(ridgelines) effectively divides the land into three separate catchments, Catchment 

A to the north, Catchment B to the southeast and Catchment C to the southwest.   

Barwon Water is currently undertaking the Bellarine Peninsula Sewerage 

Management Study, which has identified the works required over the Peninsula to 

accommodate growth in the next 40 years.  Clifton Springs and the Jetty Road 

development have been included in this study.  The study is currently being 

finalised and a preliminary draft schedule for future sewerage augmentation works 

has been completed.  However, at this time this schedule has not been approved 

by the Barwon Water Board or included in Barwon Water’s capital works 

implementation program.  Hence, any reference to future works and timing as 

detailed below may be subject to change. 

Catchment A 

Catchment A will be serviced by a new pumping station located in the northeast 

corner of the catchment. The pumping station will connect into the existing 

pumping station located at Jetty Road (Clifton Springs PS No.1), via a new rising 

main located parallel to the creek.  It is proposed that the pumping station be 

located at Bay Shore Avenue, both the new pump station and rising main would be 

located on the west side of the creek, refer to attached plan. 

Sizing of the pump station will be subject to an overall development plan or a sewer 

reticulation plan from the developers showing the number of lots in this catchment.   

A gravity interceptor sewer may be required along the northern boundary of the 

development to collect flows from the catchment and discharge into the new pump 

station at Bay Shore Avenue.  It is likely that a second 225mm interceptor sewer 

will also be required to extend south into the catchment to collect gravity flows.  It 

would be preferable to locate all major sewers (200mm) in the major roads or 

public open space reserves.  

Catchment B 

Catchment B should be able to be commanded (via a gravity reticulation system) 

by the existing Clifton Springs Pumping Station No.1 (PS1) located at Jetty Road.  

PS1 is currently operating at approximately 75% capacity, and is committed to 

servicing future infill development from Clifton Springs and Drysdale, therefore the 

flows generated from Catchment B (in addition to the flows pumped from 

Catchment A) will necessitate the augmentation of PS1 and also require 
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duplication of the existing Clifton Springs to Leopold pipeline.  Barwon Water’s 

preliminary scheduling for augmentation of PS1 and the Clifton Springs to Leopold 

pipeline is planned for 2013/14. 

Subject to the amount of infill development that occurs in Clifton Springs and 

Drysdale, Barwon Water would allow an interim connection (of approx. 400 lots) to 

PS1 prior to the augmentation works in 2013.   

Catchment C 

Based on an initial review of the topography this catchment may need to be 

serviced via a new pumping station (McDermott Road pump station) located at the 

corner of McDermott and Coriyule Roads (low point in the catchment).  The rising 

main from this station would be connected directly into the duplicated Clifton 

Springs to Leopold rising main.  The new McDermott Road pump station and rising 

main will need to be sized to accommodate the full development of Catchment C.  

Other Utilities 

The Drysdale/Clifton Springs area is fully serviced for gas, electricity and 

telecommunications. It is anticipated that these utilities will be extended to the 

subject site. 

The UGP proposes the use of alternative energy sources such as solar hot water 

systems as a standard requirement for all new dwellings in the growth area.  

City of Greater Geelong Council is the authority responsible for the collection and 

disposal of refuse within the study area.  Council has a Waste Management Future 

Directions (WMFD) Strategy that identifies that there is not a need for any further 

putrescible landfill sites and that the Drysdale landfill will become the significant 

regional site.  This is confirmed by the Barwon Regional Waste Management 

Group, which is currently reviewing its Regional Waste Management Plan.  

Drysdale landfill has at least 20 years life remaining, up to possibly 40 year 

depending on the potential to use an adjacent Council owned quarry. 
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Flooding, Drainage and Utility Services Principles and Objectives 

The following principles and objectives should guide the development of the Jetty 

Road growth area: 

Principle 25:  The Jetty Road growth area is to exemplify best practice 

in water sensitive urban design. 

Objective 25.1: 

Flooding and drainage management must achieve best practice as outlined in 

Urban Stormwater – Best Practice Environmental Management Guidelines (CSIRO 

1999)
1
, including:  

• impact minimisation by limiting waterway disturbance caused by the 

alternation of flow regimes; 

• protection of the natural drainage system by protecting channel form and 

aquatic ecosystems from flow related impacts; 

• an integrated approach to stormwater system management that meets 

both hydraulic capacity and waterway projection objectives, and is 

designed and implemented on a catchment basis, including consideration 

of development staging impacts and proposals for interim management; 

• retarding basins will be sized to contain the entire volume of a 100 year 

flood event and prevent uncontrolled discharge to the foreshore; 

• given the instability of the foreshore slope, it is important to manage 

discharge of water from the northern edge of the site;  

• the location of any stormwater outfall into the bay or Griggs Creek will be at 

the discretion of Council, CCMA and DSE as appropriate; and 

• stormwater quality controls are to be used during the construction phase.  

Details of these systems must be to Councils satisfaction and be provided 

to Council prior to the commencement of any construction works. 

 

 

                                                      

1
 Urban Stormwater: best practice environmental management guidelines, CSIRO, 1999.  Other 

references include WSUD Engineering Procedures: Stormwater, CSIRO Publishing, 2005; Urban 

Stormwater: Best Practice Environmental Management Guidelines, CSIRO Publishing, 1999; and City 

of Greater Geelong Stormwater Management Plan, 2002. 



JETTY ROAD URBAN GROWTH PLAN - SEPTEMBER 2008 

PAGE 95 OF 106 

Objective 25.2:   

Catchment based drainage management plans must be prepared by the developer 

as part of any development plan, to the satisfaction of Council.   

Objective 25.3:   

Stormwater management must achieve best practice water sensitive urban design, 

including: 

• complying with the water quality objectives of the State Environment 

Protection Policy; 

• detention of stormwater, rather than rapid conveyance; 

• localised water harvesting for various uses and localised wastewater 

treatment systems; 

• investigate the integration of stormwater wetlands with the flood retarding 

basins; and  

• use of vegetation for filtering purposes; 

• water-efficient landscaping in both private and public gardens and parks; 

• roadways and parking areas designed to incorporate detention areas and 

vegetation; 

• protection of water-related environmental, recreational and cultural values; 

• a stormwater management system which ensures that the peak discharge 

rate, volume and pollutant load of stormwater leaving a site after a 

development is no greater than pre-development; 

• incorporates the design of localised water storage, treatment and reuse 

technologies. 

Principle 26:  Stormwater quality, treatment and flow management 

must ensure no negative impacts on downstream properties, ecology 

and geomorphology 

Objective 26.1:   

Water entering Griggs Creek or the Bay must be of sufficiently high quality to 

ensure that there is no adverse impact on the Bay or aquaculture industries.   

Objective 26.2:   

Access to treated storm water by downstream rural properties should be provided 

in similar quantities, qualities location and concentration to pre development 

overland flows.   
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Objective 26.3:  

The detailed design of WSUD measures is to be a requirement of any future 

Development Plan Overlays.  

Principle 27:  Reduce the need for consumption of potable water  

Objective 27.1:  

Each residential dwelling must have a rainwater tank of minimum 2,000L that is 

connected to the dwelling’s toilet flushing system. 

Objective 27.2: 

Development is to seek to incorporate leading edge water supply strategies and 

alternative water supply sources, such as recycled water (including ‘3rd Pipe’) and 

reuse of stormwater. 

Objective 27.3: 

The collection and utilisation of stormwater to conserve potable water must not 

reduce flows to down stream rural properties from pre-development levels.  

Objective 27.4:  

Storm water systems must be designed and constructed to provide for the 

capturing, treatment and storage of stormwater in above/underground tanks for 

reuse in public open spaces and landscapes. 

Objective 27.5:  

Integrate and co-locate open space areas and vegetated linear access paths with 

the drainage systems, including retarding basins. 

Objective 27.6:  

Drainage systems within open space areas are not considered as part of an open 

space contribution. 

Principle 28: Utility services must demonstrate best practice in 

environmentally sustainable development.  

Objective 28.1:  

Solar hot water systems should be a standard requirement for all new buildings in 

the growth area. 

Objective 28.2:  

Public lighting in the growth area should utilise solar energy. 
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REALISING THE PLAN 

STAGING 

Key Issues 

The Jetty Road UGP sets the overall development form of the Jetty Road 

residential area and describes the function, layout and design principles of the 

residential areas and stages as the land is developed over an extended timeframe.  

The implementation of the UGP will be achieved via amendments to the Greater 

Geelong Planning Scheme. 

It is essential that staging of development occurs in a logical and orderly manner 

with the prospect of providing for the greatest community benefit.   

The sequence of development staging is important as it will provide: 

• The ability to fund hydraulic and other urban infrastructure - this is likely to 

be incremental and build on existing service provision. 

• The ability to protect and fund the enhancement of areas of high 

environment or cultural significance.  

• To provide the required population thresholds close to the activity centres 

and community facilities early to justify an appropriate level of investment 

in building these. 

• The ability to provide primary and secondary roads, including new access 

points that avoid adjacent roads from exceeding desirable vehicle limits. 

• Provide a basis for the Development Contributions catchments. 

Given the dynamic nature of property ownership and joint ventures, and the 

potential for agreements between adjoining landowners unknown to Council, the 

most appropriate detailed sequencing of development is not always easily 

determined far in advance of its commencement.   

Having regard to the above factors, the area most suitable for inclusion in the first 

stage of development is the land immediately west of Griggs Creek, between 

Coriyule Road and the foreshore (as shown in Map 18, page 101, Indicative 

Location of Proposed Stage 1).  This will:   

• Provide for the early upgrading of Griggs Creek; 

• Enable early connection across the creek to the primary school; 

• Provide the most cost-effective connection to the Jetty Road sewerage 

pumping station; 
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• Initiate a north/south connection road to provide future alternative access 

to the Ingles land; and 

• Initiate detailed planning and development along the foreshore frontage of 

the Growth Area. 

Subsequent stages of development should be determined by Council in order to 

achieve the most appropriate provision and sequencing of infrastructure and to 

meet the following objectives: 

Staging Principles and Objectives 

The following principles and objectives should guide the development of the Jetty 

Road growth area: 

Principle 29: The future development of the land is proposed to occur 

in stages, identified in a staging plan, that directs how development 

should proceed so as to achieve the timely and efficient provision of 

services, infrastructure, access roads and environmental 

enhancements, while protecting adjacent residential and rural 

amenity.  

Objective 29.1:  

High value conservation areas should be protected as early as possible, including 

Griggs Creek Reserve and the Foreshore Reserve,  

Objective 29.2:  

Early development should occur close to existing community infrastructure, to 

maximise the accessibility of services until new facilities can be sustained. 

Objective 29.3:  

Development of the Neighbourhood Activity Centre should not begin until the 

development of the growth area can achieve the level of support necessary to 

sustain retail and community infrastructure.  The land to be occupied by the 

Neighbourhood Activity Centre is not to be rezoned until this time, as determined 

by Council. 

Objective 29.4:  

Development of the Local Convenience Centre can occur at the outset of 

development.    

Objective 29.5:  

New community infrastructure—including public open space—should be provided 

in parallel with the commencement of residential development, to ensure new 

residents are not socially excluded.  
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Objective 29.6:  

There should be multiple residential development fronts, to provide housing/ 

builder/ developer competition and increase potential housing supply. 

Objective 29.7: 

A range of housing types and price-points should be provided at all stages to 

appeal to as many sectors of the market as possible, while delaying the release of 

sites for housing types that rely on a more advanced market (eg. apartments) until 

local demand for them has developed. 

Objective 29.8:   

Development of the main collector road between the Geelong-Portarlington Road 

and the Neighbourhood Activity Centre should occur at a time to be determined by 

Council so as to avoid traffic on Jetty Road exceeding desirable limits or when an 

additional major traffic access route is required. 

• Development of part of this road may be funded by the Development 

Contributions Plan. 

• Should this road be required prior to the land it passes through being 

rezoned for development, Council may apply a Public Acquisition Overlay 

to the land in order to facilitate the timely development of the required road 

infrastructure.   

Objective 29.9: 

Pedestrian / bicycle connection across Griggs Creek to the primary school must be 

developed in the first stage of the development of the site.   

Objective 29.10:  

No more than 15 years supply of residential land should be rezoned at any one 

time. 

• As the residential lot supply falls below 10 years supply, this should be the 

trigger to rezone and release more land for urban purposes. 

Objective 29.11:  

In relation to the latter principle, applications for subdivision should be required to 

cover at least 80% of a 5-minute walkable catchment—which is approximately 50 

hectares—and to be accompanied by a Development Plan for the whole walkable 

catchment, to ensure coordinated planning. 

Objective 29.12:  

Development staging should create contained housing clusters. 
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Objective 29.13:  

Development staging should maintain separate access for new residents (‘clean’ 

access) and construction vehicles (‘dirty’ access). 

Objective 29.14:  

Development staging should ensure efficient bus routes at each stage. 
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PROVISIONAL PLANNING CONTROLS 

Planning controls will need to be applied to those parts of the growth area that are 

to be developed in later stages in order to guide development and uses in the 

period between now and when development takes place. 

The Victorian Planning Provisions do not contain transitional zones between rural 

and urban zones.  Therefore, the Farming Zone is the most appropriate provisional 

or ‘holding’ zone for the Jetty Road urban growth area.  The Farming Zone would 

limit the use and development of land, and better maintain the integrity of the land 

for long term development. 

In particular, the Farming Zone ensures land is not further subdivided beyond the 

lot size specified in the schedule by placing greater restrictions around the creation 

of smaller lots.  This is important because further subdivision would erode the 

potential for coordinated urban development in the future.  Therefore, it is 

recommended that, where appropriate—and especially if it is zoned Rural—land 

that is designated for development in the longer-term be rezoned to the Farming 

Zone. 

If the existing zoning is retained, Council should take the following considerations 

into account before any changes to the land use are contemplated: 

• Does it maintain the integrity of the land in terms of its development 

capacity (i.e. minimise any further excision to the parcel of land)? 

• Does it promote land use activities that are going to inhibit any future 

residential development occurring in or around the area? 

• Does it contradict or cause any detriment to the future development 

objectives of the area? 

These principles would be reinforced by a more detailed staging plan incorporating 

indicative timeframes for future rezonings. 

Proposed Local Planning Policy  

Local policy relating to the Jetty Road urban growth area within the Local Planning 

Policy Framework of the Greater Geelong Planning Scheme is to be amended to 

require the preparation of Development Plans to guide the future subdivision and 

development of the land.  Development Plans must be consistent with this UGP 

and help to implement the overall visions and principles of the Jetty Road Growth 

Area as outlined in this UGP. 

Any plan within the Local Planning Policy Framework of the Greater Geelong 

Planning Scheme is to be updated to reflect the land as a future residential area.  

Likewise the Drysdale/Clifton Springs Structure Plan is to be amended as part of its 

upcoming review.  
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Any review of policies relating to urban growth and the development context of 

Jetty Road is to be informed by the direction provided in the Jetty Road UGP.  

Proposed Zones 

The rezoning of the land will be the subject of future rezoning requests from land 

owners.  The staging of rezoning should help achieve the Jetty Road urban growth 

plan and be consistent with the development staging principle and guidelines.  

Residential 

The majority of the Jetty Road growth area is to be rezoned to support standard 

residential development. 

Mixed Use 

A zone that supports mixed use activity is preferred for the mixed use area, in order 

to facilitate a range of businesses (excluding retail), residential and community 

uses.  This will allow increased employment opportunities, preserve business 

zones for primarily retail use, encourage higher density forms of housing, while 

allowing flexibility for buildings to be re-used for different purposes and respond to 

changing needs of the community. 

Business  

A business zone is preferred to facilitate business activity (especially retail), 

community uses and street activity, while limiting other land uses.  It is proposed to 

apply a business zone to the: 

• Neighbourhood Activity Centre 

• Local Convenience Activity Centre 

• Kiosk Activity Centre 

The land to be occupied by the Neighbourhood Activity Centre is not to be rezoned 

until the growth area can achieve the level of support necessary to sustain retail 

and community infrastructure, to the satisfaction of Council, in accordance with 

Objective 29.3.   

Industrial 

Within the Jetty Road Urban Growth Plan Area no provision is made for the 

designation of land for industrial use.  There is an adequate supply of industrial 

land in nearby areas of Geelong and the location of service businesses in 

Murradoc Road, Drysdale means that the community has sufficient access to these 

uses. 
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Public Open Space 

Public open space will initially be zoned residential until subdivision approval 

determines exact boundaries.  This does not limit open space being initially zoned 

as open space if the boundaries can be determined. 

Public open space areas will be, at the time of subdivision, transferred to Council in 

accordance with the Subdivision Act 1988.  After the land is transferred to Council 

it is to be considered for rezoning as open space.  Generally controls will be in 

place to require the development and maintenance of public open space for a set 

period of time, which may continue after rezoning of land to open space. 

Proposed Overlays 

Incorporated Plan Overlay 

An Incorporated Plan Overlay (IPO) will be applied to give effect to the urban 

growth plan and is to apply to the entire Jetty Road urban growth area.  The IPO 

would introduce the Jetty Road Urban Growth Plan into the Greater Geelong 

Planning Scheme as an Incorporated Plan document.  

The IPO will ensure that development is consistent with the Jetty Road Urban 

Growth Plan. 

Development Plan Overlay 

A Development Plan Overlay (DPO) will be applied to facilitate appropriate land 

use and development for each stage of development. A DPO will be applied at the 

time the land is rezoned for residential or commercial purposes. 

Generally the DPO will require a finer level of detail and design prior to permits 

being issued for subdivision and development and will identify further matters that 

require identification and resolution before subdivision and use are permitted.  

Such issues would include open space, storm water management, urban design 

and movement networks. 

Development Plans are to be generally in accordance with this Urban Growth Plan. 

Erosion Management Overlay 

The Erosion Management Overlay (EMO) protects areas prone to erosion, landslip 

or other land degradation processes, by minimizing opportunities for land 

disturbance and inappropriate development.  In accordance with objective 2.4, a 

Landslide Risk Assessment is to be carried out to inform the application of an 

Erosion Management Overlay to the foreshore area.  The EMO will identify the 

environmentally and geologically sensitive land along the foreshore for a setback of 

100m. This Overlay will require a permit for building and works and a permit to 

remove vegetation.   
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Environmental Audit Overlay 

In accordance with Objective 11.1, at the time of rezoning of any part of the growth 

area, advice must be sought from the EPA with regard to whether or not an 

Environmental Audit Overlay (EAO) is required.  Particular regard is to be given to 

Dieldrin and DDT contamination.  

Public Acquisition Overlay 

A Public Acquisition Overlay (PAO) may be applied to land required for road 

infrastructure (in accordance with Objective 30.8) or other public infrastructure as 

required to ensure the timely provision of that infrastructure.  

Development Contributions Plan Overlay 

A Development Contributions Plan (DCP) is a statutory mechanism used to levy 

the proponents of new development for fair contributions to specific, prescheduled 

infrastructure items, i.e. the infrastructure items listed in the DCP.  

A Development Contributions Plan will be prepared for the Jetty Road Growth 

Area, in accordance with current State Government policy on Development 

Contributions. The DCP will require developers in the Jetty Road Growth Area to 

meet their fair share of the capital cost of delivering the infrastructure required to 

service existing and future residents in the Jetty Road Urban Growth Area.  

The Jetty Road Urban Growth Area Development Contributions Plan will form part 

of the City of Greater Geelong Planning Scheme, and will be implemented via the 

application of a Development Contributions Plan Overlay.   
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