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CULTURAL VALUES
STATEMENT OF SIGNIFICANCE
In the shadows of Anakie Youang / The Anakies and Wurdi Youang /
You Yangs down to the waters and former grasslands of Nerm / Port
Phillip Bay and Corio Bay, this is a special place for Wadawurrung
People and their animals, plants, birds, waters and skies; a place to
care for and nurture.

Mula mula-a Anakie Youang baa Wurdi Youang ngubitj-iyu baa
maiwan parrarr Nerm baa Wadawurrung ngoon di kinkinbil bango
di tonak baa benganak marlo, booyankal, tolam ngubitj baa lakoorabul, wul-a baa karringa-a.

Open landscapes within the Avalon Corridor with longer range views to the You Yangs
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EXECUTIVE SUMMARY
The Avalon Corridor is an area of approximately 30,000 hectares of land between
Geelong and Melbourne, which contains a number of state and regionally significant
assets such as Avalon Airport and the Melbourne Water Western Treatment
Plant (WTP). It encompasses the township of Little River and parts of Lara, and
accommodates a wealth of biodiversity values and landscapes of environmental and
cultural importance.
The Avalon Corridor currently lacks clear strategic guidance regarding potential land
use and development change, and direction on how to foster opportunities associated
with its strategic location and the presence of significant assets and infrastructure.
Within this context, the Avalon Corridor Strategy has been prepared to provide a
long-term strategic vision for the Avalon Corridor to 2050 in order to guide planning
decisions for individual sites and the surrounding region. The Avalon Corridor Strategy
has been jointly commissioned by the City of Greater Geelong (CoGG) and Wyndham
City Council (WCC), in collaboration with the Victorian Department of Environment,
Land, Water and Planning (DELWP).
The development of the Avalon Corridor Strategy has involved:
•

Desktop review of existing strategic work which either broadly or specifically
considers the future land use and development potential of the Avalon Corridor.

•

Examination of opportunities and constraints within the Avalon Corridor with
a view to define areas capable of being developed and areas to be retained as
part of a ‘green break’ to separate urban Melbourne and Geelong and to protect
the area’s significant views, grasslands and wetland habitat areas and cultural
heritage.

•

•

Engagement with major stakeholders – including local and state government,
Melbourne Water, Avalon Airport, Wadawurrung Traditional Owners and other
major landowners –to inform the preparation of the Strategy and to guide future
development within the corridor.
Development of a Framework Plan suitable for inclusion in the Wyndham &
Greater Geelong Planning Schemes.
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The key output of the Avalon Corridor Strategy is the Framework Plan (refer to
Figure 20 on page 63), which outlines strategic guidance on the broader pattern of
land use within the corridor. Specifically, the Framework Plan will be an overarching
policy document that will provide important direction for all future detailed land use
investigations and development concepts within the corridor. The Framework Plan
outlines various objectives and strategies at broad and precinct/sub-precinct level
that relate to the strategic context and spatial representation of land uses across the
corridor. These objectives and strategies will need to be considered when planning
for future land use and development proposals. The key guiding principles which
underpin the Framework Plan include:

Although the Framework Plan sets out the broader directions for land use and
development within the Avalon Corridor, it cannot anticipate all potential land use
and development proposals of state or regional significance. Therefore, it needs to be
flexible enough to be able to consider alternate outcomes which have not previously
been identified. It will also be necessary for further detailed work to be completed to
assess a range of specific development issues and options for the future development
of land at and surrounding Avalon Airport. This work is outlined in Section 16 and will
be undertaken following the finalisation of the Avalon Corridor Strategy.

•

Maintain and reinforce a green break between Geelong (regional Victoria) and
Werribee (metropolitan Melbourne).

•

Progressing relevant planning scheme amendments to implement the Avalon
Corridor Strategy.

•

Protect green wedge/ rural landscapes and environmental features of identified
value.

•

Reviewing the extent of relevant Significant Landscape Overlays (SLOs).

•

Protect broader land areas within the Avalon Corridor for rural, agricultural,
landscape value and strategic assets/ land uses (as appropriate).

•

Developing Precinct Structure Plans (PSPs) for Werribee Junction and the
proposed Avalon Employment Precinct (located immediately adjacent to Avalon
Airport).

•

Protect ongoing operations of the Western Treatment Plant.

•

•

Protect ongoing and future expanded operations of Avalon Airport.

Undertaking further environmental and cultural heritage assessments prior to
future land use or development changes.

•

Focus airport aligned and related commercial and industrial development within
and surrounding Avalon Airport.

•

Undertaking further assessments of movement and access within the corridor,
particularly around proposed development areas.

•

Encourage strategic land uses with a focus on employment generating activities.

•

Reserving land required for major infrastructure projects, such as the future Bay
West Port.

•

Create economic development and employment opportunities in the northern
part of Geelong.

•

Establishing a formal township settlement boundary around Little River.

•

Highlight the ongoing importance of the economic and transport connections
between Werribee and Geelong.

•

Working with Avalon Airport to finalise the proposed Australian Noise Exposure
Forecast (ANEF) and revise the airport Master Plan, as required.

•

Protect and enhance traffic movement on major roads (current and proposed)
and rail corridors.

•

Discourage future residential population growth within the Avalon Corridor.

•

Protect areas of acknowledged environmental value including coastline and
Ramsar wetlands.

•

Protect areas of known cultural heritage significance (in addition to undertaking
further investigations as part of specific land use change and development
proposals).

Future work to be undertaken includes (but is not limited to) the following:
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1 INTRODUCTION
The Avalon Corridor Strategy (the Strategy) is a study commissioned by the City of
Greater Geelong (CoGG) and the Wyndham City Council (WCC) in collaboration with
the Victorian state government’s Department of Environment, Land, Water and Planning
(DELWP).
The Strategy has been undertaken by Hansen Partnership, with assistance from Ethos
Urban, Ecology & Heritage Partners and GHD and in further collaboration with the
assembled client group.
Key specialist inputs which have informed the Strategy have included:
• Landscape Character Assessment (2021) – Hansen Partnership
• Economic Outlook Report (2021) – Ethos Urban
• Existing Conditions Report, Flora and Fauna (2021) – Ecology & Heritage Partners
• Servicing Report (2021) – GHD
• Cultural Values Assessment (2021) – Unearthed Heritage and Wadawurrung 		
Traditional Owners Aboriginal Corporation
• Avalon Airport ANEC Study: Noise modelling report (2020) – GHD
Additional detailed commentary, input and guidance has been provided by the client
group throughout the course and development of the Strategy.

1.1 THE PROJECT: CONTEXT & AIMS

1.2 METHODOLOGY

The ‘Avalon Corridor’ constitutes the large extent of land located between Geelong and
Werribee, including the township of Little River and part of the township of Lara. The full
extent of the Avalon Corridor covered by the Strategy is illustrated in Figure 1 and covers
in the order of 30,000 hectares of land.

The overarching methodology for preparing the Framework Plan involved the following
main tasks:

With regard to project aims, these are:
To develop a guiding Framework Plan, with a time frame to 2050, to identify:
▪ Land in the Avalon corridor to be protected for its environmental, cultural and landscape
values.
▪ Land with capacity to be developed for infrastructure and other complementary
employment generating uses.
▪ Issues such as land capability and national and state infrastructure planning, broadly
supported by economic analysis.

▪ Desktop review of relevant policies, strategies and reports relating to the corridor.
▪ Targeted engagement with a range of major stakeholders.
▪ Initial community consultation.
▪ Development and preparation of draft Framework Plan and associated report.
▪ Community and stakeholder engagement on draft Framework Plan and report (i.e. the
current project phase).
▪ Finalisation of Framework Plan and report following community and stakeholder
engagement.

▪ Measures required to maintain a green break between Melbourne and Geelong.
The key project tasks have included:
▪ Desktop review of existing strategic work which either broadly or specifically considers
the future land use and development potential of the Avalon Corridor.
▪ Examination of opportunities and constraints within the Avalon Corridor with a view
to define areas capable of being developed and areas to be retained as ‘green break’
to delineate a break between Melbourne and Geelong and to protect the area’s
significant views, grassland and wetland habitat areas and cultural heritage.
▪ Engagement with major stakeholders, including: local/ state government, Melbourne
Water, Avalon Airport, Wadawurrung Traditional Owners and other major landowner
interests and for their views to inform the preparation of the Framework Plan to guide
the future development of the corridor.

1.3 STAKEHOLDER CONSULTATION
A wide range of Government departments, agencies and other servicing organisations
were consulted during the preparation of the Avalon Corridor Strategy, including:
▪ AusNet
▪ Avalon Airport
▪ Barwon Water
▪ City West Water
▪ Commonwealth Department of Defence (DoD)

▪ Development of a Framework Plan suitable for inclusion in the Wyndham & Greater
Geelong Planning Schemes.

▪ Department of Economic Development, Jobs, Transport and Resources (DEDJTR)

Key matters which are sought to be addressed by the Framework Plan include:

▪ Department of Jobs, Precincts and Regions (DJPR)

▪ Provide direction on suitable future land uses, including areas suitable for development
and those that should be protected.

▪ Department of Transport (DoT)

▪ Outline high level infrastructure commitments.

▪ Parks Victoria

▪ Recommend planning zones and overlay controls to be applied in future amendments
to the relevant Planning Schemes.

▪ Powercor

▪ Address buffer or separation issues (as appropriate).
▪ Define issues that need to be addressed by development proponents.
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▪ Project inception, including guided project team tour of the Avalon Corridor.

▪ Department of Environment Land, Water & PLanning (DELWP)

▪ Environmental Protection Agency (EPA)

▪ Melbourne Water
▪ VIVA Energy
▪ Wadawurrung Traditional Owners Aboriginal Corporation
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2 METROPOLITAN & MUNICIPAL CONTEXT
Select key polices contained within Plan Melbourne function as key drivers and catalysts
for the preparation and development of this Strategy. Key polices include 4.5.2 and 7.2.2,
both of which are summarised below.
Policy 4.5.2 Protect and enhance valued attributes of distinctive areas and landscapes
seeks to recognise and protect Green wedges and peri-urban areas which contain
landscapes that have significant geographic and physical features.
Policy 7.2.2 Strengthen transport links on national networks for the movement of
commodities seeks to foster economic opportunities associated with the movement
of goods within Victoria, interstate and internationally. This policy seeks to identify key
freight corridors and interstate freight terminals.
Policy 7.2.2 specifically references the Avalon Corridor through the following: ‘the Avalon
corridor near Geelong contains nationally significant economic assets, including airport,
road, rail and waste facilities. This corridor must be safeguarded for state infrastructure
opportunities and complementary development in the future, as well as maintaining a
settlement break between Melbourne and Geelong. Land-use buffers for infrastructure
and Avalon Airport and areas of high biodiversity value, including Ramsar conservation
areas, must be protected’.
In its metropolitan and municipal context the Avalon Corridor is strategically located
between the outer edge of metropolitan Melbourne at Werribee and Victoria’s second
largest city of Geelong. The Avalon Corridor spans the municipal boundaries between the
WCC and CoGG, with the alignment of Little River forming the municipal boundary line.
At its broadest level, the Avalon Corridor contains a large range of important cultural and
environmental attributes and infrastructure based assets, in addition to limited residential
development within the existing established settlements Lara and Little River.
The existence of important environmental and infrastructure assets gives rise to
competing objectives and outcomes for each, where a particular strategic consideration
is how these matters can be balanced and appropriately addressed through relevant
policy frameworks. Noting this will constitute a functional role of the Frameworks Plan,
there is a need to first consider the existing context and the range of relevant and
influential considerations. This includes such matters as the long held planning principle
of maintaining a ‘green break’ between Melbourne and Geelong (i.e. land maintained for:
farming and agriculture, environmental value, landscape setting, and some low density
and rural living, but no urban expansion and subdivision, heavy industry, etc. For clarity a
‘green break’ is also referred to in some policy documents as a ‘non-urban break’).

2.1 ENVIRONMENTAL ASSETS

2.2 MAJOR INFRASTRUCTURE ASSETS

A range of environmental assets of varying degrees of significance are located within the
Avalon Corridor, including:

The regional and metropolitan significance of the Avalon Corridor is reinforced due to a
range of state and nationally significant infrastructure and assets being located within it.
Major infrastructure assets identified below are expanded up later within this strategy.

▪

Ramsar Wetlands of international significance

▪

Sites of international, national, state, regional and local biological significance (i.e.
swamps, wetlands, grasslands etc.)

▪

Conservation reserves, including:
▪ Port Phillip Bay Coastal Reserve
▪ Limeburner’s Bay Flora & Fauna Reserve
▪ The Spit Wildlife Reserve

Major infrastructure assets within the Avalon Corridor Strategy include:
▪ Avalon Airport, including recent upgrade with international flights.
▪ Princes Freeway, being the road transport corridor between Melbourne & Geelong.
▪ Geelong/ Melbourne rail-line, including the potential Avalon Airport rail link.
▪ Melbourne Water Western Treatment Plant (WTP).
▪ Wyndham refuse disposal facility (RDF) (i.e. landfill), which serves a metropolitan
catchment.
▪ Cherry Creek Youth Justice Facility.

▪ Werribee River Regional Park

▪ Point Wilson Munitions Facility.

▪ Werribee Plains South and Werribee South green wedges

▪ The Outer Metropolitan Ring (OMR) Transport Corridor (i.e. future proposed transport
infrastructure with alignment confirmed and protected).

▪ Significant waterbodies including:
▪ Western Treatment Plant (WTP) sewerage treatment ponds
▪ former Saltworks site
▪ waterways/ riparian corridors including: Werribee River, Little River, Lollypop
Creek, Cherry Tree Creek & Hovells Creek

▪ ‘Bay West’ designated by state government as the location for Melbourne’s second
container port terminal, targeted for operations from around 2055.
▪ Areas identified as containing strategic extractive resources (hard rock and gravel)
needed for the construction industry. Some areas are subject to exiting works
approvals as quarries, while other areas have been identified by state governments
State Extractive Resource Areas (SERA) pilot project.

▪ swampland including: Ryan’s Swamp Wetland, Paul & Belfrages Swamp,
Edgars Road Swamp & Cherry Swamp
Many of the above environmental features are notable for providing for significant
wildlife habitat and particularly habitat for a substantial number of birds, including various
migratory species.

The general metropolitan and municipal context of the Avalon Corridor is illustrated on
Figure 2, with further details of environmental and infrastructure assets within the Avalon
Corridor outline under relevant headings.
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2.3 MELBOURNE & GEELONG URBAN BREAK

2.3.2 CoGG SETTLEMENT STRATEGY 2020

2.3.3 DELWP GREEN WEDGE STRATEGIC WORK

Functionally the Avalon Corridor provides a physical separation and break in urban
development between Melbourne and Geelong, being Victoria’s capital city and second
largest city.

The principle of a settlement break between Melbourne and Geelong is reinforced with
the CoGG’s Settlement Strategy, which was prepared in 2020 and formally incorporated
into the Greater Geelong Planning Scheme on 6 May 2021 via amendment c395. The
Settlement Strategy implements and reinforces a ‘green break’ between the urban edge
of Geelong and Wyndham.

Melbourne’s green wedges are also vital in protecting green break land in the
metropolitan fringe, with the concepts around the need to protect these areas arising
during Melbourne’s inception in the 1860’s. Protection of Melbourne’s green wedges is
included in the Planning and Environment Act 1987 as well as throughout the Victoria
Planning Provisions.

The Greater Geelong Settlement Strategy further clarifies what is defined as the
green break or ‘non-urban break’, and its location between’ Geelong and Melbourne
(Wyndham), as per the following statement (page 78 & 79):

Of relevance, DELWP is also undertaking detailed strategic work to strengthen the green
break role of nominated GWZ areas, which includes part of the Avalon Corridor within
the WCC (i.e. located outside of the UGB). The current designated GWZ land and the
additional strategic work being undertaken to strengthen controls for its planning and
protection will function to further reinforce a green break within the Avalon Corridor.

2.3.1 HISTORY OF ‘URBAN BREAK’
The concept of ‘containing’ the extent of Melbourne growth has its basis in Town and
Country Planning Act 1944, and has been progressively enshrined in planning policy in the
following decades, culminating in the application of the current Metropolitan Melbourne
Urban Growth Boundary (UGB). Whilst there has also been a long held planning principle
to maintain an ‘urban break’ between Melbourne and Geelong, this has rarely been
explicitly stated with the metropolitan strategic documents prepared for Melbourne over
recent decades.
Of interest, the 1971 plan for Metropolitan Melbourne prepared by the Metropolitan
Board of Works (MMBW) adopted a corridor approach for accommodating future
population growth, which also resulted in the creation of the ‘green wedge’ areas still
found within the boundary of metropolitan Melbourne, denoted by the use of the Green
Wedge Zone (GWZ).
This 1971 document also identified the need for a metropolitan regional boundary
and identified that land south of the Princes Freeway is an important ‘non-urban area’
(noting this identified land still known as the Werribee South agricultural precinct). The
implementation of Melbourne 2030 in 2002, which introduced the concept of the Urban
Grown Boundary, also served to formally cement this break between the outer edge
of Metropolitan Melbourne at Werribee and Geelong. Since that time there have been
significant expanstions to the UGB in 2010 and subsequent ‘logical inclusions’ process.
From the perspective of Greater Geelong strategic policies, the G21 Strategy contains
a principle relating to ‘connected communities’, and refers to the need to provide for
settlement breaks between towns to maintain their unique identities. In addition to this
in the Geelong Planning Scheme (Clause 21.06-2) and in the Wyndham Planning Scheme
(Clause 21.02-1), it specifically nominates the need to maintain a ‘green break’ between
Geelong and Werribee.
Through the ‘refresh’ of the state government’s Plan Melbourne 2017-2050 strategy,
under Direction 7.2 Improve connections between cities and regions, the document
outlines the importance of connection between cities and regions. Under this strategy
it explicitly states that the ‘Avalon Corridor’ should be preserved for state infrastructure
opportunities but also to ensure a maintenance as a settlement break between
Melbourne and Geelong.
Currently the state government is undertaking program of investigating Distinctive Areas
and Landscapes within designated peri-urban areas (through relevant legislation including
Part 3AAB of the P&E Act 1987). However no part of the Avalon Corridor has to date
been designated as an area for investigation.

Non-urban breaks are critical to the identity of our municipality and individual
townships and will also help establish long term settlement boundaries.
There are some physical land constraints and uses that, by their nature, help maintain
these breaks. However, in other cases, non-urban breaks will need to be more actively
managed. Non-urban areas outside the Urban Growth Boundary in Melbourne are
known as green wedges and are managed via a Green Wedge Management Plan. This
could be an option for managing the non-urban breaks outside long term boundaries in
Greater Geelong.
The following areas help maintain a non-urban break between Geelong and
Melbourne:
▪

The Ramsar wetlands (mainly associated with Melbourne Water’s Western
Treatment Plant and areas along the northern shore of Corio Bay and Outer
Harbour)

▪

Areas reserved for conservation purposes, including the You Yangs Regional
Park, part of the Brisbane Range National Park, the Serendip Sanctuary and
the Mount Rothwell Conservation and Research Centre

▪

Areas with landscape value, such as the Barrabool Hills and You Yangs

▪

Areas containing infrastructure of regional and state significance, such as the
Western Treatment Plant, Avalon Airport and the Point Wilson explosives area.

The Greater Geelong Settlement Strategy contains further principles and directions
relating to settlement boundary. Those principles and directions relevant to the green
break between Geelong and Melbourne (Wyndham) include:
Principle
Maintain the unique identity of Greater Geelong and its townships.
Directions
a. Maintain the non-urban breaks between Geelong and Melbourne (Wyndham),
Geelong and the Surf Coast, urban Geelong and the Bellarine Peninsula, and the
townships on the Bellarine Peninsula.
b. Assess areas with special local environmental or landscape values and consider
options to help preserve and manage these breaks into the future.
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2.4 ACCESS & MOVEMENT

2.5 OTHER INFLUENTIAL ASSETS

The key access and movement corridors within the Avalon Corridor are illustrated on
Figure 4.

The Avalon Corridor is also located adjacent to a number of important environmental,
regional open space, resource and tourism related features, including:

2.4.1 Avalon International Airport
Avalon Airport currently accommodates flights within Australia and limited international
flights, thus playing a secondary and supporting role to functions and operations of
Tullamarine Airport. Current operational capacity at the airport is limited, but consistent
with the Federally endorsed Avalon Airport Master Plan (2015). There are aspirations
for substantial expansion of activities, now that international status has been secured.
In future this intended expansion will elevate Avalon Airport’s role and function as
Melbourne’s second international airport.

2.4.2 Princes Freeway & OMR Transport Corridor
Princes Freeway is the major piece of road infrastructure which bisects the Avalon
Corridor, consisting of a separated carriageway with three lanes of traffic in each
direction. Princes Freeway plays a significant role on the movement of freight and
people between Melbourne, Geelong and the regions beyond. Ensuring quick travel
times between Melbourne and Geelong on the Princes Freeway is an important
strategic necessity to be maintained into the future. The functional role and operation
of the Princes Freeway will be further augmented in future with the construction of the
OMR although the current estimates of Infrastructure Victoria place the timing of its
construction to within 15-30 years.

▪ Port Phillip Bay coastal environs.
▪ The Western Grasslands Reserve (to the north), which will become Victoria’s largest
native grasslands reserve and of strategic importance as an offset for Melbourne’s
continued urban expansion within the UGB. The Reserve plays a strategic role in
firming up Metropolitan Melbourne’s UGB and supporting the protection of the green
break between Wyndham and Greater Geelong.
▪ The You Yangs Regional Park (to the west), which constitutes the single most
significant landscape feature within the wider region.
▪ The Werribee Open Plains Zoo/ Werribee Mansion (to the east), which is a regionally
important tourism node. The state government recently announced $84 million funding
to make Werribee Open Plains Zoo the most significant open range zoo in Australia,
to transform it into a world class facility, including 1.6km tree top Sky Safari gondola
boasting 360-degree views to be a major attraction.
▪ Extractive Industry Interest Areas (EIIAs), which identify land containing or potentially
containing sand and stone resources of sufficient quantity and quality to support
commercial extractive industry operations and economic activity in the sector.
The Avalon Corridor is also broadly influenced by the location of the other major land uses
outside of, but within close proximity, including:

2.6 WESTERN INTERSTATE FREIGHT
TERMINAL
At a metropolitan scale the proposed Western Interstate Freight Terminal (WIFT) at
Truganina (i.e. north of the Avalon Corridor) is a major infrastructure initiative of state
importance in the longer term. Currently state government has allocated $5 million
funding to undertake a pre-feasibility study of the WIFT to determine the preferred
location. Refer to Figure 2 Regional Map for the current indicative location.
As per the current information available from DJPR, if the project were to go ahead
following to pre-feasibility study it: “would include the construction of an interstate
terminal and freight precinct at Truganina in Melbourne’s west as well as rail link to the
Interstate Rail Freight Network”.
Currently interstate freight containers for Melbourne distribution are railed to terminals
at Dynon adjacent to the Port of Melbourne, and then trucked to the outer suburbs and
regional areas. However the Dynon terminals have limited space and capacity, and can
be difficult to access due to increasing congestion on the inner Melbourne road and rail
networks.
The intended benefits of WIFT is to allow more efficient freight movement by providing
modern terminal facilities closer to the large industrial cluster in Melbourne’s west, which
in turn will reduce the time and length of truck trips. This will have the added benefit of
reducing freight traffic through the inner west, potentially removing up to 2,000 truck
movements daily, by removing the need for trains and trucks to bring interstate freight
into the Dynon precinct. It is also intended for WIFT to include provision for connection to
Bay West. Other benefits of WIFT as a long term strategic option have been highlighted
to:

▪

Geelong Ring Road Employment Precinct

2.4.3 Geelong/ Melbourne Rail

▪

Port of Geelong

Like the Princes Freeway, the Geelong/ Melbourne rail-line plays a significant role on the
movement of people between Melbourne, Geelong and the regions beyond. The potential
for a future rail link to Avalon Airport has been protected through a Public Acquisition
Overlay (PAO), though this project has not been confirmed nor committed to by state
government. With regard of the existing rail-line configuration, it consists of three running
lines: the eastern two being broad gauge (BG) intrastate lines servicing mainly passenger
trains to Geelong; while the third western line being the standard gauge (SG) single bidirectional intrastate line. Infrastructure Victoria have indicated the intention to facilitate
expanded capacity on Geelong/Werribee/Wyndham Rail within 5-15 years.

▪

Pivot City Innovation Precinct

▪ Significantly improve the capacity of interstate freight transport in the north-south and
east-west national corridors connecting Melbourne;

▪

Northern Geelong Growth Corridor

▪ Complement other improvements to the north-south intermodal rail supply chain with
matching capacity and service level improvements;

Ongoing investigations into the East Werribee Employment Precinct (EWEP), located
just outside of the Avalon Corridor to the east are being undertaken. EWEP is proposed
to be developed as a mixed use business precinct generating over 50,000 new jobs
around a high amenity environment centred on a new lake and capitalising on the current
heritage and economic base of the former Werribee Technology Precinct and emerging
Health, Education and Justice Precincts. The proposed development is one that will help
to establish Werribee as the key business, service and employment hub of Melbourne’s
New West.

▪ Enhance national productivity by lowering the door-to-door cost of freight for interstate
movements;
▪ Create opportunities for urban renewal in the North Dynon area;
▪ Reduce truck movements through Melbourne’s inner west; and
▪ Improve rail access for port-related freight by removing many non-port freight
movements from the Dynon precinct.
The West Growth Corridor Structure Plan provides an indicative location for the WIFT
being located on the northern side of Boundary Road, between Hopkins Road and
Robinsons Road, Truganina (noting this is well outside of the Avalon Corridor).
Once the state government determines its preferred solution, DELWP will take the
necessary steps to reserve land and access corridors required for future interstate
terminals through relevant planning scheme provisions.
With regard to timing, 0-5 years has been indicated for planning and prioritisation of
further investigation, and then between 10-30 years for the anticipated completion.
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3 STRATEGIC/ LAND USE STUDIES & PLANNING POLICY
A wealth of existing background documentation is available which provides relevant
strategic context for the Avalon Corridor. This work is critical for understanding the
evolving scope of strategic influences within the Avalon Corridor, which have influenced
the findings and recommendations relating to the Avalon Corridor Strategy. Accordingly
a desktop analysis of relevant strategic documentation has been undertaken as part of
informing the scope of the Avalon Corridor Strategy.
This desktop analysis has been undertaken from differing specialist perspectives, which
have considered key documents relevant to areas of professional expertise. A summary
of key documents per technical discipline is documented throughout the following
sections, including a summary of key findings and directions.

3.1 STRATEGIC LAND USE STUDIES

General Summary
▪ The Avalon Corridor has been acknowledged as a strategic location of economic assets,
natural resources and existing infrastructure including:
▪ Avalon Airport;
▪ Point Wilson Munitions Facility;
▪ Western Treatment Plant (WTP);
▪ Existing major road and rail infrastructure;
▪ Areas containing strategic extractive resources (hard rock and gravel) needed for
the construction industry;
▪ Ramsar-listed wetlands;

A substantial number of background strategic land use related studies have been prepared
which have either direct or indirect relevance to the context of the current study. The
strategic land use studies of most substantive influence to the Avalon Corridor Strategy
include:

▪ Landscapes of recognised importance;

▪ Plan Melbourne 2017-2050 Metropolitan Planning Strategy (2017) Department of
Environment, Land Water & Planning

▪ Commonwealth and State-listed flora, fauna and communities; and

▪ Werribee-Geelong: Planning Investigation of Strategic Intent Developable Land Analysis:
March 2013 (revised September 2014), Department of Transport Planning & Local
Infrastructure
▪ G21 Regional Growth Plan (April 2013) & Implementation Plan Background Report:
November 2013, G21
▪ Avalon Airport Rail Link: Rail Corridor Establishment: September 2014, Department of
Transport Planning & Local Infrastructure
▪ Victorian Coastal Strategy, 2014
▪ Growth Corridor Plans, West Growth Corridor Plan: June 2012, Growth Area Authority
▪ Avalon Airport Master Plan – September 2015
▪ Werribee South Green Wedge Policy and Management Plan, Wyndham City Council 2016
▪ Victoria’s 30-Year Infrastructure Strategy, Infrastructure Victoria – December, 2016
▪ Preparing Advice on Victoria’s Future Port Capacity, Discussion Paper: September, 2016,
Infrastructure Victoria
▪ Second container port advice - evidence base Discussion Paper, Infrastructure Victoria,
March 2017
▪ Western Plains South Green Wedge Management Plan Background Report, Wyhdham
City Council - October, 2018
▪ Melbourne Sewage Strategy (2018)
▪ Geelong Settlement Strategy, August, 2020, CoGG
▪ Strategic Extractive Resource Areas pilot project, 2020, DELWP
▪ Planning for Melbourne’s Green Wedges and Agricultural Land Consultation Paper, May,
2020 - Department of Environment, Land, Water and Planning
The context and influence of these documents have been analysed along with a further
analysis of a range of further municipal level strategies which have relevance with the
context of the WCC and CoGG. The following text is a high level abridged summary of the
key matters of influence and relevance to the strategic context for the Avalon Corridor
Strategy.
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▪ Cultural heritage;
▪ Regional waterways;
▪ Green wedge land (the section of the Avalon Corridor within the WCC).
Further summary commentary on the above items is provided below:
▪ The State significance and strategic importance of Avalon Airport is strongly highlighted
through various documents, noting it provides opportunities for domestic travel and
future growth in international capacity, freight services, and aeronautical industry.
▪ Avalon Airport is acknowledged as an important major employment node in Geelong’s
north, which also benefits from proximity and links to the Geelong Ring Road
Employment Precinct, Geelong Port and freight/ passenger rail networks, therefore has
major potential relating to export of regional products.
▪ A future rail link to Avalon Airport connecting Melbourne and Geelong passengers
has been contemplated by a number of studies, with a preferred alignment protected
through the application of a Public Acquisition Overlay (PAO).
▪ The Federally endorsed Avalon Airport Master Plan (2015) outlines future development
plans as well as details regarding the future need for ground transport and surface
access. Excluding current runways and associated taxiways, the Master Plan notes that
total developable land at Avalon Airport is approximately 1,600 hectares. It identifies
seven developable precincts for the airport to guide its expansion and defines individual
development objectives and indicative land uses into the future. These precincts are
further outlined in the Land Use Plan attached to the Master Plan which provides details
regarding the management and permissibility of development within the precincts.
▪ An update to the 2015 Master Plan has been flagged by Avalon Airport in light of
emerging strategic directions and considerations around the need for a third cross
runway. While it has not yet been confirmed when a revised Master Plan would be
available, there remains a need to safeguard the option for a third runway into the
future.
▪ Infrastructure Victoria analysed suitable locations for a second container port within
Victoria, with a focus on Hastings and ‘Bay West’ noting that ‘Bay West’ is broadly
located within the Avalon Corridor off the coastline adjacent to the WTP. The work of
Infrastructure Victoria nominated that:
▪ The capacity of Victoria’s existing commercial ports should be optimised, before any
investment in a second major container port;

▪ The Port of Melbourne should be developed to have a capacity of approximately 8
million shipping containers.
▪ A second major container port will not be required until the Port of Melbourne reaches
approximately 8 million shipping containers which is likely to be around 2055.
▪ Detailed development planning for a second major container port needs to begin
approximately 15 years prior to the port being required. Based on current analysis and
projections, detailed planning for a second major container port should begin around
2040, with the new port to begin operation around 2055.
▪ Bay West is the preferred location for a second major container port.
▪ Bay West has strong transport, land use, environmental and amenity advantages, when
compared to Hastings. Bay West is a good option for catering to container demand
once capacity at the Port of Melbourne has been exhausted and is also well suited to
becoming Melbourne’s future container port in the long term.
▪ A recent refresh of the document has nominated: ‘Act now to protect the future Bay
West Port option: Immediately identify and secure land and apply planning protection
for transport corridors and buffers for a future Bay West Port, particularly future road
and rail connections within the Urban Growth Boundary, and commence environmental
monitoring. Around 2040, begin detailed planning for the port’.
▪ Since Infrastructure Victoria’s designation of Bay West is the preferred location for
a second major container port, the state government has committed to the project
through state policy support. In recognition of the state government’s commitment to
the site there is a short term need to protect the port site, associated buffer zones and
associated road and rail connections through appropriate planning controls.
▪ Various strategic planning polices such as Plan Melbourne highlight and reinforce the
importance of the provision of a ‘green break’ and separation between Geelong and the
outer edge of Metropolitan Melbourne at Werribee.
▪ The Greter Geelong Settlement Strategy 2020 reinforces the ‘green break’ between
the urban edge of Geelong and Melbourne (WCC). The intent of this ‘green break’ is to
maintain the unique identify of Geelong and its townships, and to address its physical
characteristics, which includes: Ramsar wetlands; You Yangs Regional Park, including
surrounding areas with significant cultural and landscape values; areas with infrastructure
of regional and state significance, including the WTP, Avalon Airport and the Point Wilson
explosives area.
▪ The WTP vision for 2050 is to: maximise the long term economic, social and environmental
values of the Western Treatment Plant for the benefits of the community. Directions and
initiatives include:
▪ Ensuring ongoing capacity for sewage treatment, which is predicted to double by 2050.
▪ Support development of Melbourne’s circular economy through resource recovery
including biosolids reuse programs, biogas harvesting for power generation, recycled
water, organic food-waste co-digestion, and investigating nutrient recovery and
renewable energy options.
▪ Further developing agricultural production on the site to take advantage of the nutrient
rich recycled water and proximity to transport and markets.
▪ Maintain and enhance biodiversity and environmental values of local, state, national
and international significance. The site is part of the Port Phillip (Western Shoreline) and
Bellarine Peninsula Ramsar site, and is protected under the Environment Protection and
Biodiversity Act 1999. The environmental values of the site are based on a reliable, year
round source of water and nutrients, and is an important drought refuge for many water
birds.
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▪ Growing visitation and recreation opportunities through development of ecotourism
based on birdwatching, biodiversity and heritage of the site to complement guided
educational tours, and investigating potential regional cycling trail connections,
through a green corridor along the Princes Freeway.
▪ State government’s SERA pilot project identified areas within WCC (which are also
located in the Avalon Corridor), as containing strategic extractive resources (hard rock)
needed for the construction industry and major state infrastructure projects. Refer to
the adjacent maps for identified areas of interest.
▪ The SERA pilot project made the following commentary regarding land of interest
within Wyndham:
▪ The Wyndham area is recognised for its vast flat basalt plains. A number of hard
rock quarries have been operating in the area for decades, producing good quality
road base and aggregate from the extracted basalt, which is used for major road
projects and other infrastructure in and around greater Melbourne.
▪ The large Western Grassland Reserve and the location of small settlements and
nearby towns have helped to shape the proposed SERA boundary, which avoids
these important areas. It encompasses existing quarries, Special Use Zones, and
areas where there are potential extractive resources that may be suitable for future
quarry development.
▪ The pilot project outlines the intent for new planning controls to be implemented over
identified land, which is shown in the adjacent maps.

Open, flat agricultural fields which are typical of the plains landscape
hansen partnership pty ltd

Figure 5 - areas of interest identified by the SERA pilot project, DELWP, 2020

Figure 6 - proposed planning controls for areas of interest identified by the SERA pilot project,
DELWP, 2020
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Beyond the general summary provided above, there is one older report which warrants
summary analysis. This document is the Werribee-Geelong: Planning Investigation of
Strategic Intent Developable Land Analysis: March 2013 (revised September 2014),
prepared by GHD for the former Department of Transport Planning & Local Infrastructure,
and is understood to have informed the preparation of Plan Melbourne. A brief summary
is provided below.
The Avalon Corridor considered by the above mentioned GHD report is essentially the
same as the current project and further divides the area into five main investigation areas
of:
1. North Plains (i.e. north of the Melbourne/ Geelong railway alignment)
2. Central East (i.e. land east of Little River between Melbourne/ Geelong railway
alignment/ Princes Freeway)
3. Central West (i.e. land south of Melbourne/ Geelong railway alignment between
Lara / Little Road and surrounding Avalon Airport)
4. Central Coast (i.e. Melbourne Water land to west of Little River alignment)
5. Airport Environs (i.e. current extent of Avalon Airport land).
▪ Of note, land constituting the larger extent of the Lara and Little River townships
and WTP land (east of the Little River watercourse) were excluded as areas for
investigation as part of the study.
▪ Based on the designated investigation areas, the report provides a high level
analysis of the constraints posed by the identified environmental, heritage, planning,
infrastructure and other land constraints within the area, and outlines development
opportunities for the investigation areas. The study also highlights the role played by
the green break between Geelong and Melbourne for landscape, heritage and social
values and its implications for development.
▪ While the significant existing and planned transport infrastructure for the area
poses significant opportunities for development, the report highlighted considerable
constraints affect the development potential of the area, including: Biodiversity and
conservation values; Airport and quarry buffer requirements; Odour impact from
the WTP; Landscape and visual impacts; Flooding and drainage issues; & Servicing
upgrade requirements.
▪ The report further designated the potential of land based on three indicators, including:
▪ ‘land potentially suitable for development’
▪ ‘further investigation required’ &
▪ land unsuitable for development’.
▪ Of note, the majority of land designated as being suitable for development is quite
fragmented, with the only larger continuous area being located to the east of Avalon
Airport. The report is also further qualified on the basis that it is based on a desktop
assessment of available information, with either further investigation being required
and the merits of any proposal needing to be assessed against relevant Planning
Scheme requirements.
▪ In general, the report acknowledges potential for employment and infrastructure
development, and does not nominate residential development opportunities due to the
considerable constraints. With regard to the critical conclusions it makes regarding
the leveraging on the key infrastructure assets, it is suggested that compatible and
complimentary uses be considered, such as industrial and logistic type uses in areas
subject to noise, odour and airport height constraints.
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▪ Green wedge considerations are also relevant to the Avalon Corridor Strategy. Green
wedge land has protection in P&E Act, Part 3AA, where the legislation requires that
any planning scheme amendment that has the effect of altering or removing any
controls over the subdivision of any green wedge land to allow subdivision of that land
into additional or smaller lots must be approved by the Minister and ratified by both
Houses of Parliament. In addition to this legislative protection, currently DELWP are
facilitating a major piece of strategic work to better plan for the management and
protection of green wedge land.
▪ This work refers to the Planning for Melbourne’s Green Wedges and Agricultural Land
Consultation Paper, May, 2020 (Consultation Paper) was under consultation until
February, 2021. This project is part of the Victorian Government’s commitment to
protecting Melbourne’s green wedge and peri-urban areas as outlined in Actions 17,
72 and 73 of Plan Melbourne 2017–2050.
▪ Land within the Avalon Corridor which is designated as green wedge land is located
within the WCC. More specifically it refers to land located outside of the UGB and
extending to Little River which forms the municipal boundary between WCC and
the CoGG, which are known as the Western Plains South and Werribee South Green
Wedges.
▪ The Consultation Paper identifies that while green wedge areas have been largely
protected from urban encroachment, existing policy and planning measures are no
longer effective, and raised the following issues, which it is seeking to address through
updates to the planning policy framework:
▪ Increased land speculation and pressure to convert farmland to other uses
▪ Increased appetite for rural lifestyles and use of these areas for a range of urban
activities
▪ Incremental and irreversible loss of land that is agriculturally productive or has
important non urban uses
▪ More land use conflicts, particularly where urban areas adjoin rural areas.
▪ The Consultation Paper further outlined a number of reform options that aim to deliver
lasting protection of agricultural land and guide decision-making on green wedge
areas, including:
▪ Anticipate challenges to agricultural productivity under climate change
▪ Realise the unique and strategic opportunities afforded by the study area’s unique
natural attributes, proximity to Melbourne and infrastructure capabilities
▪ Protect the special qualities and significant features of the environmental, economic,
cultural and health values of the study area for our communities
▪ Achieve greater certainty and consistency of planning and decision-making across
the study area to realise a sustainable future for our growing city and state.
▪ Also of note, designated green wedge land is further addressed by the Green Wedge
Management Plans for Western Plains South and Werribee South.
▪ The Werribee South Green Wedge Management Plan is noted to have been completed
in 2016, while the Western Plains South Green Wedge Management Plan is currently
in preparation as of 2021.

▪ The Werribee South Green Wedge Management Plan (2016) covers land within
the WCC located outside of the UGB and broadly south of the Princes Freeway.
Land within the Avalon Corridor addressed by the Werribee South Green Wedge
Management Plan (2016) is noted to exclusively constitute land within the WTP
site, with this existing land use acknowledged as a long term strategic asset, with a
complementary role as an identified Ramsar site.
▪ The Western Plains South Green Wedge Management Plan Background Report (2018),
covers a larger area of land within the WCC located outside of the UGB and broadly
to the west and north west of Werribee. Of note, large areas of this Green Wedge
are located within the Western Grasslands Reserve, and in content of this already
identified long tern conservation role, its status as a conservation reserve remains.
▪ For the other parts of the Western Plains South Green Wedge which are within the
Avalon Corridor, the Background Report raises a range of considerations for further
analysis through the development of a draft Green Wedge Management Plan,:
▪ Develop a clear vision, strategic objectives and land use outcomes that reinforces
the role and function of the green wedge and UGB.
▪ Encourage improved interfaces between the green wedge and future urban/
infrastructure development to prevent land use conflict and protect visual amenity.
▪ Consider precincts as a mechanism to acknowledge diversity of landscapes, land
uses and values within the green wedge and tailor policy to respond to localised
issues and opportunities.
▪ Consider natural attributes of the land, current land use, strategic directions and
preferred land use outcomes including opportunities for agriculture, tourism and
recreation.
▪ Consider a landscape character study of the green wedge including identification of
views and viewpoints.
▪ Consider appropriate planning controls and management measures for sensitive
landscape areas on the basis of the landscape character study.
▪ Consider tourism and recreation opportunities that support protection and
enhancement of biodiversity values.
▪ Continue to apply measures that recognise and protect heritage values.
▪ Consider measures to improve understanding and appreciation of dry stone walls
and the role of landholders as custodians.
▪ Continue to engage with Traditional Owners in the planning and management of the
green wedge.
▪ Consider opportunities for beneficial reuse of recycled water from the Surbiton
Recycled Water Plant.
▪ Continue to apply measures to protect utilities and extractive industry from
encroachment by sensitiveuses.
▪ Work closely with VicRoads and relevant agencies to reduce impacts arising from
the implementation of road infrastructure including the OMR.

Figure 7 - Status of Green Wedge Management Plans: Planning for Melbourne’s Green Wedges
and Agricultural Land Consultation Paper, May, 2020 - DELWP

hansen partnership pty ltd
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3.2 PLANNING POLICY

Outcomes and directions

▪

A range of planning policies are relevant to the context of the current study, which
includes the State Planning Policy Framework (PPF) and the Local PPF contained in both
the Wyndham and Greater Geelong Planning Schemes. A summary of relevant planning
polices at both State and municipal level are outlined below.

Of the seven outcomes identified within Plan Melbourne, each have a number of key
directions assigned to them. Outcomes and directions relevant to the context of the
current project are outlined below.

Implementation

3.2.1 PLAN MELBOURNE
Plan Melbourne is the Victorian Government’s overarching strategic planning policy
document and was first introduced in 2014. Following a review and ‘refresh’ process,
an updated version of Plan Melbourne was released in March, 2017, which contains a
number of statements which are relevant to the Avalon Corridor. Directions and polices
most relevant to the current study include:
▪

▪

Direction 4.5 Plan for Melbourne’s green wedges and peri-urban areas, highlights the
importance of such areas, and their role in providing green breaks between urban
areas, and includes polices to strengthen the protection and management of such
land.
Policy 7.2.2 Strengthen transport links on national networks for the movement
of commodities, specifically refers to the Avalon Corridor through the following
statements: “Victoria’s economy depends on its ability to move goods between
state-significant places (such as regional cities and Melbourne) and to interstate and
international markets. Transport network planning must ensure that industries such as
Victoria’s food and fibre industry remain viable and competitive. This should include
identification of key freight corridors and interstate freight terminals. For example, the
Avalon corridor near Geelong contains nationally significant economic assets, including
airport, road, rail and waste facilities. This corridor must be safeguarded for state
infrastructure opportunities and complementary development in the future, as well as
maintaining a settlement break between Melbourne and Geelong. Land-use buffers
for infrastructure and Avalon Airport and areas of high biodiversity value, including
Ramsar conservation areas, must be protected.”

▪

Outcome 1: Melbourne is a productive city that attracts investment, supports
innovation and creates jobs

▪

Direction 1.1 seeks to strengthen competitiveness of the economy and direction 1.4
seeks to support the productive use of land in non-urban areas

▪

Outcome 3: Melbourne has an integrated transport system that connects people to
jobs and services and goods to market

▪

Direction 3.4 seeks to improve freight efficiency and increase capacity of gateways
while protecting urban amenity

Outcome 7 Regional Victoria is productive, sustainable and supports jobs and economic
growth, indicates initiatives already underway, one of which is: ‘Planning for the nonurban break between Melbourne and Geelong. Plan Melbourne specifically refers to the
Avalon Corridor Strategy and highlights it: ‘will provide direction for land-use planning that
addresses landscape and environmental issues as well as long-term planning protection
for Avalon Airport, the potential development of a port facility at Bay West and statesignificant transport corridors’.

▪

Outcome 4: Melbourne is a distinctive and liveable city with quality design and
amenity

Additional Plan Melbourne Actions which are relevant to the Avalon Corridor Strategy
include:

▪

Direction 4.5 seeks to protect green wedges and peri-urban areas

▪

▪

Outcome 6: Melbourne is a sustainable resilient city

▪

Direction 6.5: seeks to protect and restore natural habitats, this is relevant due to the
Avalon Corridor’s environmentally significant sites

Action 17 Support strategic planning for agriculture, which seeks to: ‘Improve planning
decision-making to support sustainable agriculture by identifying areas of strategic
agricultural land in Melbourne’s green wedges and peri-urban areas. This will give
consideration to climate change, soils and landscape, access to water, integration with
industry and significant government investment in agricultural infrastructure’.

▪

Outcome 7: Regional Victoria is productive, sustainable and supports jobs and
economic growth

▪

▪

Direction 7.2 seeks to improve connections between cities and regions

Action 18 Management of extractive industry, which seeks to: ‘Protect the extractive
industry and future extractive-resource assets from incompatible land uses by
adopting planning options consistent with the findings of the Extractive Resources in
Victoria, Demand and Supply Study, 2015–2050.

▪

Action 95 Environmental protection for coastlines and waters of Port Phillip Bay and
Western Port, which seeks to: Improve environmental protection for Melbourne’s
coasts and the waters of Melbourne’s bays through local planning schemes.

▪

Action 48 Strategy for future gateways, which seeks to: ‘Protect options for future air
and sea ports and intermodal terminals through appropriate planning frameworks’.

▪

Action 72 Review green wedge planning provisions, which seeks to: ‘Review green
wedge planning provisions to ensure they support Plan Melbourne outcomes for green
wedges’.

▪

Action 73 Green Wedge Management Plans, which seeks to: ‘Support local
government to complete and implement green wedge management plans to protect
and enhance the agricultural, biodiversity, environmental, natural resource, tourism,
landscape and other values of each of Melbourne’s green wedges’.

▪

Action 74 Localised planning statements for distinctive areas and landscapes which
seeks to: ‘prepare localised planning statements for other distinctive areas within
Melbourne’s green wedges and peri-urban areas’.

Polices

In addition to the above, the Avalon Airport and possible Bay-West Seaport site are
identified as Transport Gateways of State Significance under Plan Melbourne.

The policies outlined in Plan Melbourne sit under the identified directions, with those
flowing on from the above summarised below:

More generally Plan Melbourne makes a range of statements and contains principles,
outcomes, directions and polices which are relevant to the scope and context of the
Avalon Corridor Strategy. Those most relevant to the context of the current project
summarised below:

▪

Principles
▪

A globally connected and competitive city: relates to developing and delivering on
infrastructure to support competition across different sectors

▪

Environmental resilience and sustainability: relates to the protection of biodiversity
and natural resources

▪

A city of centres link to regional growth: relates to connecting Melbourne having
physical, social and economic links to regional areas

18

Policy 7.2.2: Strengthen transport links on national networks for the movement of
commodities: This policy makes specific reference to the protection of the Avalon
Corridor, as noted in the initial paragraph of this section.

▪

▪

Policy 1.1.5: Support major transport gateways as important locations for employment
and economic activity: This policy speaks specifically to designated ports, and
airports and acknowledges Bay West as a possible seaport within the Avalon
Corridor. This policy seeks to ensure that land around state-significant transport
gateways are protected from incompatible land uses to ensure they keep generating
economic activity and new jobs.
Policy 3.4.1: Support sufficient gateway capacity with efficient landside access: This
is relevant to the Avalon Corridor as the policy seeks to evaluate appropriate location
for second container port and speaks to the importance of the WIFT and Avalon
Airport.
Policy 4.5.1: Strengthen protection and management of green wedge land: of Plan
Melbourne identifies Avalon Corridor as being partially within a green wedge area
(Western Plains South) and a peri urban area, where this policy seeks to protect the
Green Wedge Zone (GWZ) areas from inappropriate use and development.

Plan Melbourne includes a separate implementation plan that has short, medium and
long term indicative time frames. The implementation plan includes ‘actions’ that seek to
address the relevant outcomes as outlined in Plan Melbourne.
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3.2.2 PLANNING POLICY FRAMEWORK
The PPF is contained in all Victorian based planning schemes and include policies that
relate to the use and development of land throughout Victoria and its regions. The
PPF covers issues of state importance that address settlement planning, residential
development, environmental and landscape values, natural resource management, built
environment and heritage, housing, economic development, transport and infrastructure,
in addition to more specific regional focused polices.
Beyond the overarching Plan Melbourne strategy, there are a number Regional Strategic
Plans embedded into Clause 11 - Settlement of the PPF. The regional Development Plan
relevant for the CoGG is the G21 Regional Growth Plan directly referenced at Clause
11.01-1R - Geelong (G21).
Of relevance to the Avalon Corridor Strategy are the following polices of the PPF:
▪ Clause 11.01-1S - Settlement includes a strategy to: Focus investment and growth in
places of state significance in Metropolitan Melbourne and the major regional cities of....
Geelong....
▪ Clause 11.01-1R - Settlement - Geelong G21 (Greater Geelong) seeks to Maintain a
significant settlement break between the region and Melbourne.
▪ Clause 11.01-R - Green Wedges Metropolitan Melbourne (Wyndham) seeks to protect
the green wedges of Metropolitan Melbourne from inappropriate development. Further
relevant strategies include:
▪ Promote and encourage the key features and related values of each green wedge
area.
▪ Support development in the green wedge that provides for environmental, economic
and social benefits.
▪ Plan and protect major state infrastructure and resource assets, such as airports and
ports with their associated access corridors, water supply dams, water catchments
and waste management and recycling facilities.
▪ Support existing and potential agribusiness activities, forestry, food production and
tourism.
▪ Protect areas of environmental, landscape and scenic value such as biodiversity
assets, national and state parks, Ramsar wetlands and coastal areas.
▪ Protect significant resources of stone, sand and other mineral resources for
extraction purposes.
▪ Provide opportunities for renewable energy generation.
▪ Clause 11.01-1R Settlement - Metropolitan Melbourne (Wyndham) seeks to maintain a
permanent UGB around Melbourne to create a more consolidated, sustainable city and
protect the values of non-urban land.
▪ Clause 11.03-3R Peri-urban areas (Greater Geelong) includes a number of relevant
strategies:
▪ Identify and protect areas that are strategically important for the environment,
biodiversity, landscape, open space, water, agriculture, energy, recreation, tourism,
environment, cultural heritage, infrastructure, extractive and other natural resources.
▪ Prevent dispersed settlement and provide for non-urban breaks between urban
areas.
▪ Improve connections to regional and metropolitan transport services.
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▪ Clause 12 - Environmental and landscape values outlines that:
▪ Planning should help to protect the health of ecological systems and the biodiversity
they support (including ecosystems, habitats, species and genetic diversity) and
conserve areas with identified environmental and landscape values.
▪ Planning should protect, restore and enhance sites and features of nature
conservation, biodiversity, geological or landscape value.
▪ Clause 12.01-1S – Protection of biodiversity: seeks the protection and conservation of
Victoria’s biodiversity, including important habitat for flora and fauna and strategically
valuable biodiversity sites.
▪ Clause 12.01-2S Native vegetation management seeks to ensure that there is no
net loss to biodiversity as a result of the removal, destruction or lopping of native
vegetation.
▪ Clause 12.02-1S - Protection of coastal areas seeks to recognise the value of coastal
areas to the community, conserve and enhance coastal areas and ensure sustainable
use of natural coastal resources.
▪ Clause 12.02-3S Bays seeks to improve the environmental health of Port Phillip Bay and
Western Port and their catchments.
▪ Clause 12.03-1S River corridors, waterways, lakes and wetlands seeks to protect and
enhance river corridors, waterways, lakes and wetlands.
▪ Clause 12.05-1S Environmentally sensitive areas seeks to protect and conserve
environmentally sensitive areas.
▪ Clause 13 Environmental Risks and Amenity outlines that:
▪ Planning should aim to avoid or minimise natural and human-made environmental
hazards, environmental degradation and amenity conflicts.
▪ Planning should identify and manage the potential for the environment and
environmental changes to impact on the economic, environmental or social
wellbeing of society.
▪ Planning should ensure development and risk mitigation does not detrimentally
interfere with important natural processes.
▪ Planning should prepare for and respond to the impacts of climate change.
▪ Clause 13.01-1S Natural hazards and climate change seeks to minimise the impacts
of natural hazards and adapt to the impacts of climate change through risk-based
planning.
▪ Clause 13.01-2S Coastal inundation and erosion seeks to plan for and manage the
potential coastal impacts of climate change, and includes specific strategies to:
▪ Plan for sea level rise of not less than 0.8 metres by 2100 and allow for the
combined effects of tides, storm surges, coastal processes and local conditions such
as topography and geology when assessing risks and coastal impacts associated
with climate change.
▪ In planning for sea level rise, an increase of 0.2 metres over current 1 in 100 year
flood levels by 2040 may be used for new development in close proximity to existing
development (urban infill).
▪ Ensure that land subject to coastal hazards is identified and appropriately managed
to ensure that future development is not at risk.
▪ Ensure that development or protective works that seek to respond to coastal hazard
risks avoid detrimental impacts on coastal processes.

▪ Avoid development in identified coastal hazard areas susceptible to inundation
(both river and coastal), erosion, landslip/landslide, acid sulfate soils, bushfire and
geotechnical risk.
▪ Clause 13.02-1S Bushfire Planning seeks to strengthen the resilience of settlements
and communities to bushfire through risk-based planning that prioritises the protection
of human life.
▪ Clause 13.04-1S Contaminated and potentially contaminated land seeks to ensure that
potentially contaminated land is suitable for its intended future use and development,
and that contaminated land is used safely.
▪ Clause 13.05-1S Noise abatement seeks to assist the control the effects of noise on
sensitive land uses.
▪ Clause 13.06-1S Air quality management seeks protection and improvement of air
quality.
▪ Clause 13.07-1S Land use compatibility seeks to protect community amenity and
human health and safety while facilitating appropriate commercial, industrial,
infrastructure or other uses with potential adverse off-site impacts.
▪ Clause 14 Natural Resource Management outlines that:
▪ Planning is to assist in the conservation and wise use of natural resources including
energy, water, land, stone and minerals to support both environmental quality and
sustainable development.
▪ Planning should ensure agricultural land is managed sustainably, while
acknowledging the economic importance of agricultural production.
▪ Clause 14.01-1S Protection of agricultural land seeks to protect the state’s agricultural
activities by preserving productive farmland.
▪ Clause 14.01-2S Sustainable agricultural land use seeks to encourage sustainable
agricultural land use.
▪ Clause 14.01-2R Agricultural productivity - Geelong G21 (Greater Geelong) seeks to
support new opportunities in farming and fisheries.
▪ Clause 14.01-1R Protection of agricultural land - Metropolitan Melbourne (Wyndham)
seeks to protect agricultural land in Metropolitan Melbourne’s green wedges and periurban areas to avoid the permanent loss of agricultural land in those locations.
▪ Clause 14.02-1S Catchment planning and management seeks to assist the protection
and restoration of catchments, water bodies, groundwater, and the marine
environment.
▪ Clause 14.02-2S Water quality seeks to protect water quality, including water
catchments and natural environs.
▪ Clause 14.03-1S Resource exploration and extraction seeks to encourage exploration
and extraction of natural resources in accordance with acceptable environmental
standards.
▪ Clause 17 Economic Development outlines that:
▪ Planning is to provide for a strong and innovative economy, where all sectors are
critical to economic prosperity.
▪ Planning is to contribute to the economic wellbeing of the state and foster economic
growth by providing land, facilitating decisions and resolving land use conflicts, so
that each region may build on its strengths and achieve its economic potential.
▪ Clause 17.01-1S Diversified economy seeks to strengthen and diversify the economy.
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▪ Clause 17.01-1R Diversified economy - Geelong G21 (Greater Geelong) contains the
following strategies:
▪ Build on the region’s competitive strengths, including tourism and agricultural land
resources and economic, social and natural assets.
▪ Support new businesses that provide employment and innovation opportunities in
identified employment nodes across the region.
▪ Support industries that utilise skills within the region.
▪ Clause 17.01-2S Innovation and research seeks to create opportunities for innovation
and the knowledge economy within existing and emerging industries, research and
education.
▪ Clause 17.02-1S Business seeks to encourage development that meets the
community’s needs for retail, entertainment, office and other commercial services.
▪ Clause 17.02-2S Out-of-centre development seeks to appropriately manage and
discourage out-of-centre development.

▪ Clause 18.03-1S Planning for ports seeks to support the effective and competitive
operation of Victoria’s commercial trading ports at local, national and international
levels and to facilitate their ongoing sustainable operation and development.
▪ Clause 18.03-2S Planning for port environs seeks to plan for and manage land near
commercial trading ports so that development and use are compatible with port
operations and provide reasonable amenity expectations
▪ Clause 18.04-1S Planning for airports and airfields seeks to strengthen the role
of Victoria’s airports and airfields within the state’s economic and transport
infrastructure, facilitate their siting and expansion and protect their ongoing operation.
Further relevant strategies include:
▪ Protect airports from incompatible land uses.
▪ Ensure that in the planning of airports, land use decisions are integrated, appropriate
land use buffers are in place and provision is made for associated businesses that
service airports.

▪ Clause 17.03-1S Industrial land supply seeks to ensure there is an adequate supply and
availability of land for industry.

▪ Ensure the planning of airports identifies and encourages activities that complement
the role of the airport and enables the operator to effectively develop the airport to
be efficient and functional and contribute to the aviation needs of the state.

▪ Clause 17.03-2S Sustainable industry seeks to facilitate the sustainable operation of
industry including inter-industry conflicts.

▪ Protect the environs of Avalon Airport so it can operate as a full-size jet airport
focussing on freight, training and services

▪ Clause 17.03-3S State significant industrial land seeks to protect industrial land of state
significance from incompatible land uses to allow for future growth.
▪ Clause 17.04-1S Facilitating tourism seeks to encourage tourism development to
maximise the economic, social and cultural benefits of developing the state as a
competitive domestic and international tourist destination
▪ Clause 17.04-2S Coastal and maritime tourism and recreation seeks: To encourage
suitably located and designed coastal, marine and maritime tourism and recreational
opportunities.
▪ Clause 18 Transport outlines that: Planning should ensure an integrated and sustainable
transport system that provides access to social and economic opportunities, facilitates
economic prosperity, contributes to environmental sustainability, coordinates reliable
movements of people and goods, and is safe.
▪ Clause 18.01-1S Land use and transport planning seeks to create a safe and
sustainable transport system by integrating land use and transport.
▪ Clause 18.01-2S Transport system seeks to coordinate development of all transport
modes to provide a comprehensive transport system.
▪ Clause 18.01-2R Transport system - Geelong G21 (Greater Geelong) seeks to support
improved transit and access within Geelong and the wider region and support a
greater connection to the Werribee growth corridor and Melbourne.
▪ Clause 18.02-1S Sustainable personal transport seeks to promote the use of
sustainable personal transport, including cycling infrastructure.
▪ Clause 18.02-2S Public Transport seeks to facilitate greater use of public transport and
promote increased development close to high-quality public transport routes.
▪ Clause 18.02-3S Road system seeks to manage the road system to achieve integration,
choice and balance by developing an efficient and safe network and making the most
of existing infrastructure.
▪ Clause 18.02-4S Car parking seeks to ensure an adequate supply of car parking that is
appropriately designed and located.
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▪ Clause 18.05-1S Freight links seeks to develop the key Transport Gateways and freight
links and maintain Victoria’s position as the nation’s premier logistics centre. Further
relevant strategies include:

suitable sites are provided for intermodal freight terminals at key locations around
Metropolitan Melbourne, particularly for the Beveridge Interstate Freight Terminal and
the WIFT.
▪ Clause 19 Infrastructure outlines that:
▪ Planning for development of social and physical infrastructure should enable it to be
provided in a way that is efficient, equitable, accessible and timely.
▪ Planning should ensure that the growth and redevelopment of settlements is planned
in a manner that allows for the logical and efficient provision and maintenance
of infrastructure, including the setting aside of land for the construction of future
transport routes.
▪ Planning should minimise the impact of use and development on the operation
of major infrastructure of national, state and regional significance, including
communication networks and energy generation and distribution systems.
▪ Planning authorities should consider the use of development and infrastructure
contributions in the funding of infrastructure.
▪ Clause 19.01-1S Energy supply seeks to facilitate appropriate development of energy
supply infrastructure, including: use of existing infrastructure; transition to a lowcarbon economy with renewable energy and greenhouse emission reductions; local
energy generation to help diversify the local economy and improve sustainability
outcomes.
▪ Clause 19.01-2S Renewable energy seeks to promote the provision of renewable
energy in appropriate locations.

▪ Support major Transport Gateways as important locations for employment and
economic activity by: Protecting designated ports, airports, freight terminals
and their environs from incompatible land uses; and encouraging adjacent
complementary uses and employment generating activities.

▪ Clause 19.01-2R Renewable energy - Metropolitan Melbourne (Wyndham) seeks
to facilitate the uptake of renewable energy technologies on a site-by-site and
neighbourhood level during the master planning of new communities and in green
wedge and peri-urban areas.

▪ Improve the freight and logistics network to optimise freight handling and maintain
the efficiency and effectiveness of the network.

▪ Clause 19.01-3S Pipeline infrastructure seeks to ensure that gas, oil and other
substances are safely delivered to users and to and from port terminals at minimal risk
to people, other critical infrastructure and the environment.

▪ Support the development of freight and logistics precincts in strategic locations
along key regional freight corridors.
▪ Plan for improved freight connections that are adaptable to commodity, market and
operating changes.
▪ Link areas of production and manufacturing to export markets.
▪ Improve freight efficiency and increase capacity of Transport Gateways while
protecting urban amenity.
▪ Facilitate increased capacity of Interstate Freight Terminals, both in regional areas
and Metropolitan Melbourne.
▪ Ensure an adequate supply of land is zoned to allow high-volume freight customers
to locate adjacent to Interstate Freight Terminals.

▪ Clause 19.02-5S Emergency services seeks to ensure suitable locations for police, fire,
ambulance and other emergency services
▪ Clause 19.02-6S Open space seeks to establish, manage and improve a diverse and
integrated network of public open space that meets the needs of the community.
▪ Clause 19.03-3S Integrated water management seeks to sustainably manage water
supply, water resources, wastewater, drainage and stormwater through an integrated
water management approach.
▪ Clause 19.03-5S Waste and resource recovery seeks to reduce waste and maximise
resource recovery so as to reduce reliance on landfills and minimise environmental,
community amenity and public health impacts.

▪ Minimise negative impacts of freight movements on urban amenity.
▪ Limit incompatible uses in areas expected to have intense freight activity by
identifying and protecting key freight routes on the Principal Freight Network.
▪ Clause 18.05-1R Freight links - Geelong G21 (Greater Geelong) seeks to recognise and
develop a national transport and logistics precinct to the north of Geelong, connecting
Avalon Airport, Geelong Port and the Geelong Ring Road Employment Precinct.
▪ Clause 18.05-1R Freight links - Metropolitan Melbourne (Wyndham) seeks to ensure
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3.2.3 PLANNING POLICY FRAMEWORK: WYNDHAM
PLANNING SCHEME

3.2.4 PLANNING POLICY FRAMEWORK: GREATER
GEELONG PLANNING SCHEME

With regard to the ‘potential intermodal transport facility’, the Lara Structure Plan Map
contained on Clause 21.13 clarifies this to be to the northeast of the township and
between the Melbourne/ Geelong railway alignment and Old Melbourne Road.

The PPF at a local level includes two key sections, including: the Municipal Strategic
Statements (MSS) and local planning policies. The MSS sets out the vision documents
for Council. For Wyndham the MSS acknowledges expected increases in population
growth and sets out key strategies for settlement planning, land use direction,
environmental protection, economic development, transport, infrastructure and landscape
values. In relation to the Avalon Corridor the MSS places an importance on safeguarding
areas of environmental significance and landscape value (with specific mention to the
Ramsar sites), maintaining the urban break between Werribee and Geelong, diversifying
the local economy, supporting integrated transport networks and providing for increased
industrial land development opportunities. Relevant Clauses within the MSS includes:

The MSS for Greater Geelong sets out Council’s vision, acknowledges expected population
growth for the region, and sets out a sustainable growth framework at Clause 21.02,
which is framed around four key themes of:

Clause 21.13 also identifies further work relevant to the current study, including:

▪ Clause 21.03 Environmental and Landscape Values: contains relevant objectives: to
protect and improve Wyndham’s indigenous flora, fauna and habitat; to improve
the environmental health and protection of waterways and coastlines; to safeguard
the visual, natural and cultural heritage values of urban and rural landscapes, and to
protect, manage and enhance the identified coastal values of Wyndham.
▪ Clause 21.04 – Environmental Risk: contains relevant objectives: to encourage
environmentally sustainable land use and development; to reduce the effects of
climate change; to promote the use of water sensitive urban design (WSUD), including
stormwater re-use; to provide for the ongoing and long term functional operation of
the Wyndham RDF; to sustainably manage floodplains; to minimise the risk to life,
property and the environment from bushfire; to minimise the impacts of urban heat
island effect through urban design responses.
▪ Clause 21.05 – Natural Resource Management: contains relevant objectives: to
preserve the agricultural areas of the municipality; to protect agricultural land in the
Intensive Agriculture Precinct from incompatible uses, and: to protect waterways,
aquatic areas, floodplains, wetlands, swamps and catchments.
▪ Clause 21.08 – Economic Development: contains a relevant objective to facilitate new
development and employment opportunities in Wyndham.
▪ Clause 21.09 – Transport: contains relevant objectives to improve and upgrade
transport infrastructure to meet existing and future population; to provide safe walking
and cycling routes to connect people to destinations and to provide for the safe,
efficient and effective operation of public transport.
▪ Clause 21.11-1 Little River: includes a specific strategy which states: ‘Limited
consolidation of development in the Little River area may be justified, subject to
resolution of airport noise, infrastructure constraints and development of a township
plan’.
▪ Clause 21.11-5 Werribee South and Western Plains South Green Wedges: seeks the
sustainable management of Wyndham’s green wedges and that any proposed use or
development is generally consistent with any adopted Green Wedge Management
Plan. Broadly it seeks to protect green wedges from inappropriate development, retain
biodiversity values, encourage compatible rural uses, maintain large land holdings and
discourage subdivision.
Local planning policies contained in the Wyndham Planning Scheme, provide more
specific policy direction in relation to neighbourhood character, amenity associated with
non-residential development, telecommunications, advertising signage, heritage and
electronic gaming machines. It is noted that none of these local polices have particular
relevance to the scope of the Avalon Corridor Strategy.
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1.

Managing urban growth, including setting and managing settlement boundaries, and
protecting and enhancing biodiversity and natural systems.

2. Building sustainable infrastructure, including development of a comprehensive
network of accessible public transport, delivering linkages within and between towns
that encourage walking, cycling; and generating sustainable solutions to freight and
people movement.
3. Encouraging diversity in industry, including encouraging the growth of new and
sustainable industry sectors; encouraging the development of collaborative,
interdependent industry clusters; and providing a diverse range of high quality
industrial and commercial land.
4. Reducing greenhouse gas emissions, including working with the community and other
agencies to identify and promote ways to reduce greenhouse gas emissions in homes
and industries; using natural resources sustainably and dispose of wastes responsibly.
Other relevant Clauses within the MSS include:
▪

▪

Clause 21.05 Natural Environments contains a range of objectives and strategies
relating to the protection, maintenance and enhancement of waterways, biodiversity,
coastal environments, and responding to climate change, flooding and wildfire.
Clause 21.07 Economic Development and Employment contains a range of objectives
and strategies relating to industry, retail and tourism. Avalon Airport is noted as a
a key piece of infrastructure within Geelong, and this clause seeks to improve this
asset. It also identifies:
▪

Encourage agricultural development with export potential and specifically
encourage aquaculture and horticulture activities in the rural areas around
Avalon Airport

▪

Support the development of aerospace industries within the confines of the
Avalon Airport site.

▪ Support the preparation of an Avalon Airport Environs Study to consider the application
of an Airport Environs Overlay.
▪ Support the preparation of an environmental assessment of land within the vicinity of
Avalon Airport to determine opportunities and constraints.
▪ Support the detailed assessment of the proposed intermodal transport facility in the
context of employment, road, rail and freight planning for this part of Victoria
In addition to the above clauses of the MSS, relevant Local Planning Polices include:
▪ Clause 22.05 – Agriculture, Rural Dwellings and Subdivision: contains objectives:
to support the ongoing use of the rural areas for agriculture and to preserve their
farmed rural landscape; to ensure that the development of dwellings and excision of
existing dwellings in the Farming Zone is consistent with the purpose of the zone and
the utilisation of the land for sustainable rural uses; to protect agricultural production
and the normal operation of agricultural activities by preventing land use conflicts,
particularly conflicts associated with the introduction of non-farm related dwellings
into rural areas, and; to limit development of new dwellings on prime or high quality
agricultural land.
▪ Clause 22.06 – Tourism Development in Rural Areas: contains an objective to support
tourism development in rural areas that respects the farmed rural landscape of the
area and contributes to the economy.
▪ Clause 22.08 – Materials Recycling: contains objectives to encourage the
establishment of materials recycling facilities in appropriate locations and ensure that
site layout is appropriately considered and to ensure that the use and development
does not adversely affect the amenity of the surrounding area.

▪ Clause 21.13 specifically addresses the township of Lara and includes the following
key issues, objectives and strategies relevant to the current study:
▪

Key issue: The Geelong Ring Road Employment Precinct, Avalon Airport and
nearby land provide significant opportunities for employment and economic
growth

▪

Objective: To protect Avalon Airport, Geelong Ring Road Employment Precinct
and the potential intermodal transport facility from urban encroachment and
sensitive uses.

▪

Strategy: Protection of opportunities for a potential intermodal transport facility.

▪

Strategy: Protection of the current and future operations and development of
Avalon Airport including associated or compatible uses.
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3.2.5 ZONES
The Avalon Corridor is affected by a variety of zones, which are applied through the
Greater Geelong and Wyndham Planning Schemes. As an initial observation, the largest
single zone within the Avalon Corridor is the Public Use Zone (PUZ) which applies to the
WTP, followed by the Green Wedge Zone (GWZ) within the City of Wyndam and the
Farming Zone (FZ) predominantly found within the City of Geelong.
With regard to the GWZ and FZ, both broadly seek to limit development and maintain
larger lots for rural and related activities, which is further articulated through relevant
state and local PPFs. The consequential result of such zones and polices is that land
within these areas is relativity free of development generally maintains larger lot sizes
and a ‘broadacre’ rural character, which is quite unique for land at the peripheral edge of
metropolitan Melbourne.
Following below is a broad level summary of the applicable zones and overlays, which are
further graphically illustrated on Figures 8 and 9.
Public Use Zone 1, 2 & 4
The Public Use Zone (PUZ) seeks to recognise public land use for public utility and
community services and facilities, and applies to publicly owned land and relates to a
variety of uses referenced by the applicable zone number. Land zoned Public Use Zone
1 (PUZ1) is allocated for Service & Utility and within the Avalon Corridor applies to the
WTP (which extends across both Wyndham and Geelong municipality), as well as the
Wyndham RDF.
Land zoned Public Use Zone 2 (PUZ2) applies to land used for Education and in the Avalon
Corridor relates to Little River Primary School.
Land zoned Public Use Zone 4 (PUZ4) applies to Geelong-Melbourne rail corridor and the
relevant train stations.
Special Use Zone
The Special Use Zone (SUZ) applies to sites that have been developed or used for a
specific purpose that is listed within the relevant Schedule. Within the Avalon Corridor
there is the SUZ6 (Wyndham) and SUZ 1 & SUZ11 (Greater Geelong).

SUZ11 in the Greater Geelong Planning Scheme relates to the Avalon Airport precinct and
contains the following specific purposes:
▪ To provide for an operational airport and associated activities.
▪ To provide for a range of employment generating land uses which do not adversely
interfere with the operation of the airport.
▪ To provide for use and development that facilitates the vision and development
objectives contained in any approved Master Plan for the airport.
▪ To provide for a range of commercial, industrial and retail facilities which add to the
diversity of economic generating activities.
▪ To ensure the use and development of the site are compatible with existing uses in the
vicinity.
▪ To ensure that land uses have consideration of environmental attributes of the area.
Industrial 2 Zone
The Industrial 2 Zone (I2Z) applies to the Mountain View Quarry Site and surrounds. The
I2Z prioritises land to be available for heavy industry which requires substantial buffers,
as articulated within the relevant zone purposes:
▪ To provide for manufacturing industry, the storage and distribution of goods and
associated facilities in a manner which does not affect the safety and amenity of local
communities.
▪ To promote manufacturing industries and storage facilities that require a substantial
threshold distance within the core of the zone.
▪ To keep the core of the zone free of uses which are suitable for location elsewhere
so as to be available for manufacturing industries and storage facilities that require a
substantial threshold distance as the need for these arises.
Public Park & Recreation Zone
The Public Park & Recreation Zone (PPRZ) applies to publicly owned land that provides
community facilities. Within the Avalon Corridor this relates to land on the north-eastern
border next to the Werribee River and also adjacent to the Little River watercourse.

Land zoned Low Density Residential Zone (LDRZ) within the Avalon Corridor exists on
the outskirts of Little River township. The LDRZ is a residential zone that provides for
dwellings to be built on lots as small as 0.4 hectares.
Green Wedge Zone
The GWZ only applies to land within Wyndham and seeks to provide for the use of
land for agriculture and to recognise, protect and conserve green wedge land for its
agricultural, environmental, historic, landscape, recreational and tourism opportunities,
and mineral and stone resources. GWZ land within the Avalon Corridor is located north
of the alignment of the Little River watercourse, extending broadly north to the Avalon
Corridor boundary.
Rural Living Zone
The Rural Living Zone (RLZ) land within the Avalon Corridor is located on the edge of Lara
both north and south of the Princes Freeway. The RLZ is a residential zone that provides
for small scale ‘hobby farming’ operations and dwellings on lots no smaller than two
hectares.
Farming Zone
The FZ applies to a small portion of land within Wyndham, being to the north east of the
Avalon Corridor and broadly around the Wyndham RDF/ Holcim Quarry. A much larger
portion of the land within the CoGG is located within the FZ, including land north of the
Princes Freeway, extending from Lara through to the Little River watercourse alignment
and to other large land areas located to the north, west and south west of Avalon
Airport. The purpose of the FZ is to prioritise and protect agricultural uses, but also allow
complementary activities such as tourism relates uses. It is noted that the minimum lot
sizes apply to farming zoned land in the following municipalities:
▪ CoGG: 80 hectare minimum lot subdivision and for an area for which no permit is
required to construct a dwelling; and
▪ Wyndham: 40 hectare minimum lot subdivision and for an area for which no permit is
required to construct a dwelling.

Public Conservation & Resource Zone

SUZ6 in the Wyndham Planning Scheme relates to the Earth and Energy Resource
Industry and provides for the operation of a number of quarry sites, both active and
approved, including the Wyndham RDF/ Holcim Quarry, the Holcim extractive industry
site adjacent to the west and the proposed extractive industry site to the north.

The Public Conservation & Resource Zone (PCRZ) applies to land south-west of the
WTP along the coast line including the Spit Wildfire Reserve. The PCRZ provides for the
protection of environmentally sensitive landscape while also allowing for some nature
based recreation activities or accommodation.

SUZ1 in the Greater Geelong Planning Scheme relates to Environmental Wetlands, Salt
Production and Land Based Aquaculture Activities, and applies to the former Cheetham
Saltworks site west of Avalon Airport.

Rural Conservation Zone
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Low Density Residential Zone

A small portion of the study is affected by the Rural Conservation Zone (RCZ), to the
north of the railway adjacent to the Wyndham RDF. The RCZ identifies land of high
environmental value and aims to protect the land from inappropriate urban encroachment
and agricultural use.

hansen partnership pty ltd

AVALON CORRIDOR STRATEGY | CONSULTATION DRAFT

Figure 8:partnership
Zones map
hansen
pty ltd

23

AVALON CORRIDOR STRATEGY | CONSULTATION DRAFT

3.2.6 OVERLAYS

Development Plan Overlay

The Avalon Corridor is affected by a variety of overlays, of which are applied both through
the Greater Geelong and Wyndham Planning Schemes, and which are briefly addressed
below.

The Development Plan Overlay (DPO) identifies area where a development plan has been
prepared specific to that land to guide future land use and development. Schedule 1
to the DPO in CoGG applies to the ‘Special Industrial Area, Point Wilson’. The Schedule
further clarifies the intent of the overlay with the following statement:

Land Subject to Inundation Overlay
Land subject to Inundation Overlay (LSIO) is a floodway overlay aimed to ensure the
protection of water quality and reduce development impact on it. In addition it also
aims to ensure that the free passage and flow of floodwaters is not restricted. The LSIO
affects only land located within the CoGG, including land within Avalon Airport and the
WTP, including land north of the Princes Freeway between Lara and Little River.

This schedule applies to the Industrial 2 zone located in Dandos Road, Point Wilson. Whilst
this land has not been developed apart from an existing quarry operation, the zoning of
the land recognises its potential as a site for a large scale industrial development requiring
substantial buffer distances. A development plan is required to ensure that the area’s
environmentally significant flora and fauna is protected and that all planning issues are fully
addressed prior to the issue of a permit for the development of the land.

Environmental Significance Overlay

Design and Development Overlay

The Environmental Significance Overlay (ESO) serves to ensure that development “is
compatible with identified environmental values”. Land within the CoGG is affected
by the ESO2 and ESO4. Each schedule sets out the permit triggers and environmental
objectives to be achieved on affected sites.

The Design and Development Overlay (DDO) provides specific design and built form
requirements to land. DDO20 is a CoGG specific schedule that applies to all Industrial 1, 2
& 3 Zone land within the municipality.

ESO2 relates to “High Value Wetlands and Associated Habitat Protection” and applies
broadly along the coastal environs and the WTP land within the CoGG.
ESO4 relates to “Grasslands within the Werribee Plains Hinterland”, and applies broadly
to land south of Princes Freeway surrounding and including Avalong Airport, as well
as a the majority of land north of the Princes Freeway (between Lara and Little River),
extending north to Branch Road.

Public Acquisition Overlay
The Public Acquisition Overlay (PAO) affects land that has been designated for a future
project and as such will need to be acquired. PAO14 applies within the CoGG and relates
to land put aside for train infrastructure associated with the alignment of the potential
Avalon Airport Rail Link. PAO5 applies to land within Wyndham and relates to land
designated to accommodate the OMR/E6 Transport Corridor.
Vegetation Protection Overlay

Land within Wyndham is affected by the ESO1 and ESO5. ESO1 relates to “Waterway
Corridors” within Wyndham and applies to narrow sections of land along the Werribee
River, Cherry Creek and Lollypop Creek. ESO5 relates to “Grasslands within the Werribee
Plains Hinterland”, and applies to a band of land along the northern boundary of the
Avalon Corridor.

The Vegetation Protection Overlay (VPO) affects land with identified significant
vegetation and aims to prevent further loss of it. Schedule 1 to the VPO is located within
CoGG and relates to “Significant Roadsides and Linear Reserves”, including sections of
Sandy Creek Road and Gillets Road.

Environmental Audit Overlay

Significant Landscape Overlay

The Environmental Audit Overlay identifies land where there is a potential risk of
contamination due to previous land use, and applies to a small area of land to the south
west corner of the Avalon Corridor within Wyndham.

The Significant Landscape Overlay (SLO) affects land identified to contain significant
landscape character values. Schedule 1 to the SLO affects a small portion of the north
western corner of the Avalon Corridor (within CoGG) and relates to the protection of
the foothills of the You Yangs (located immediately outside of the Avalon Corridor to the
west).

Heritage Overlay
The Heritage Overlay (HO) identifies land or precincts with heritage significance. Both
areas of Heritage Significance located within the Avalon Corridor are located in the CoGG.
HO59 relates to ‘Avalon’ Woolshed at 470 Avalon Road, Avalon, HO26 relates to ‘Avalon’
Homestead at 480 Avalon road and HO142 relates to Geelong Grammar School at 50
Biddlecombe Road, Corio.
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3.3 STRATEGIC POLICY ANALYSIS: SUMMARY
OF KEY CONSIDERATIONS
Following a review of the substantial range of strategic land use studies and applicable
planning polices, it is clear there are a range of strategic considerations relating to:
▪ Management of ongoing airport activities, major future expansion to a full scale
international airport;
▪ Potential for substantial economic activity associated with Avalon Airport (i.e. industry,
agriculture, tourism etc.);
▪ Safeguarding land for the expansion and development of major infrastructure in future
(i.e. OMR, Bay West, WIFT etc).
▪ Limitations on urban expansion into valuable non-urban land (identified through
structure plans & green wedge policy etc.)
▪ The importance of environmental protection (i.e. flora, fauna, grasslands, green wedge
areas, coastal environs etc.);
▪ The importance of protecting and managing identified SERAs within the Avalon
Corridor.
To further summarise the details of the desktop analysis of background strategic
documents of influence, an overarching summary of some of the core matters of
strategic influence include:
▪ Various planning polices and strategies reinforce a physical green break between
the outer edge of metropolitan Melbourne (Werribee) and Geelong, part of which is
included with the Western Grasslands Reserve.
▪ The potential rail link to Avalon Airport is now safeguarded through a PAO in the CoGG
planning scheme.
▪ The OMR is incorporated within the relevant Planning Scheme (Wyndham), with
Infrastructure Victoria indicating a timeframe for construction being within 15-30
years.
▪ The WIFT is currently under investigation, with Infrastructure Victoria indicating up to
5 years for finalising planning and 10-30 years for construction.
▪ Infrastructure Victoria nominated ‘Bay West’ as the preferred location for the
Melbourne’s second container port terminal, targeted for operations from around
2055.
▪ Melbourne Water is investigating potential for increased community access to
limited areas of the WTP thorough regional cycling path connections, bird watching
and ecotourism opportunities, compatible with the site’s primary purpose and
environmental values.
▪ The ongoing and future expanded operations of Avalon Airport is acknowledged as
a significant land use and economic/ employment/ tourism generating asset for the
region.
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▪ The West Growth Corridor Plan includes land to the north east of the Avalon Corridor,
being within two designated Precinct Structure Plan (PSP) areas of Mambourin East
(PSP 93) and Werribee Junction (PSP 1208). These PSPs are designated for primarily
industrial and related activity, where the existing Holcim Quarry/ Wyndham RDF
is located in PSP 1208 and the approved quarry adjacent to PSP 93. These future
industrial areas will have clear and strong influence on the future activities within the
Avalon Corridor, and in turn have potential to be influenced by other activities within
the Avalon Corridor, including major expanded development on and surrounding Avalon
Airport into the future.
▪ Although the status, intentions and potential timing for future development of the
East Werribee National Employment and Innovation Cluster (NEIC) are at this point
in time unknown, it remains of contextual relevance given the site is located just
outside of the Avalon Corridor to the east, which will be guided by the East Werribee
Employment Precinct PSP.
▪ The Avalon Airport Master Plan (2015) was endorsed by the Commonwealth
Department of Defence in 2015 and sets out the long term vision of the expanded
operations of the airport over the next 20 years. While this Master Plan sits as a
reference document within the Greater Geelong Planning Scheme, further work is
required to secure ongoing operations (both current and future) and protect the option
for a third cross runway. This will require further protections within the relevant
Planning Schemes (both Greater Geelong and Wyndham).

▪ State government is also undertaking strategic planning work to strengthen the
protection of the non-urban role of Melbourne’s green wedges and the wider periurban areas surrounding Melbourne and Victoria’s regional cities like Geelong. This
includes green wedge land within the WCC and the peri-urban extent of the Avalon
Corridor. This work underpins the Avalon Corridor Strategy that seeks to protect and
reinforce the Avalon Corridor as the green break between Melbourne and Geelong.
▪ The Melbourne Sewerage Strategy (2018) is an ambitious 50-year strategy developed
by Melbourne Water, City West Water, South East Water, Western Water and Yarra
Valley Water. The Melbourne Sewerage Strategy outlines how the sewerage system
needs to be transformed into a resource recovery system to enhance its contribution
to public health, the environment and affordable essential services. The Melbourne
Sewerage Strategy therefore sets the direction for waste water management in
Melbourne for future generations. The strategy explores the sewerage system’s
role in a water sensitive city and in Melbourne’s waste management, outlining how
the system will be managed to enhance its contribution to public health and the
environment, and provide valued and affordable services to the community in the
future.

▪ Any potential for future development within Lara is specifically guided by the Lara
Structure Plan, and although Little River does not have a Structure Plan it is considered
to be constrained by the numerous elements (incl. Avalon Airport; cost of upgrading
infrastructure; proximity of WTP; protecting non-urban Melbourne-Geelong break etc.).
▪ Sites requiring potential buffers include the WTP, as well as additional sites located
within the north east section of the Avalon Corridor, including: Wyndham RDF/ Holcim
Quarry (WA184); a second Holcim extractive industry site (WA420); Mountain View
Quarry (WA41) and an approved extractive industry site south of Little River (WA980).
▪ Specific buffer analysis identified that potential odour impact arising from landfill
operations is the most important consideration for setting buffer distances, where
sensitive uses are within medium to high risk areas. Specific modelling further
determined that areas of medium to high risk of odour may extend beyond the ‘default’
EPA 500 metre buffer distance, although some areas of encroachment would need
consideration through later PSP processes.
▪ Depending on the types of munitions to be stored by the Department of Defence at
the Point Wilson Munitions Facility in future, buffers distances would be required to be
developed, once the facility is again fully operational. Buffer distances are referred to
by the Department of Defence as the ‘Outer Explosive Ordnance Safety Arc’, and early
advice is that buffer distances in the order of 1.5 to 2.0 km would be required.
▪ Although considerable supply of industrial land in Geelong has been identified, there is
also a lack of land to accommodate large scale industrial uses requiring buffer zones of
1 km from sensitive uses.
▪ The You Yangs as a prominent landscape feature and visual backdrop is noted,
including the landscape importance of its foreground. The limited extent of the SLO is
also noted.
▪ The Avalon Corridor includes a number of EIIAs, a designation in the Victoria Planning
Provisions which indicates areas of potential for economic stone resources. There are
several approved quarries in the Avalon Corridor. The Victorian Government’s SERA
program has identified strategic extractive resources (hard rock and gravel) in the
WCC suitable to supply urban growth in Greater Melbourne and Geelong.
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Little River bisects the Avalon Corridor and forms the municipal boundary between the CoGG and the WCC
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4 LAND USE ANALYSIS
A broad level desktop analysis of established and existing land uses within the Avalon
Corridor have been undertaken, which is illustrated on Figure 10.
A detailed description of the major land uses is provided below.

4.1 MAJOR LAND USES
The major land uses and/or grouped land uses within the Avalon Corridor include:
▪ Princes Freeway road transport corridor
▪ Melbourne to Geelong rail transport corridor
▪ Western Treatment Plant (WTP)
▪ Avalon Airport
▪ Point Wilson Munitions Facility
▪ Mining quarries (various locations)
▪ Wyndham RDF
▪ Agricultural activities
▪ Township of Little River
▪ Township of Lara (eastern extent of settlement)
▪ Geelong Grammar
▪ Cherry Creek Youth Justice Facility
▪ Coastal conservation reserves (Ramsar etc) & associated bird habitats
These varied major land uses located within the Avalon Corridor are described briefly
below.
▪ The Princes Freeway transport corridor constitutes a dual/ divided road carriageway
with 3 lanes in each direction. Due to carriageway width and treatment the Princes
Freeway effectively bisects the Avalon Corridor by providing a definitive barrier and
buffer between the northern and southern sections of the Avalon Corridor.
▪ The Melbourne to Geelong rail transport corridor consists of three running lines, with
the eastern two being broad gauge (BG) intrastate lines servicing mainly passenger
trains to Geelong, and the third western line being the standard gauge (SG) single
bi-directional intrastate line. Two train stops are located with the Avalon Corridor at
the townships of Lara and Little River. Although the rail alignment creates a physical
barrier through the landscape, it is not a substantial as the barrier/buffer created by
the Princes Freeway.
▪ The largest single land use/ holding within the Avalon Corridor is the WTP, with a
land area in the order of 10,500 hectares. The WTP provides an essential service,
treating over half of Melbourne’s sewage. Land uses and activities across the site
include treatment lagoons, resource recovery through recycled water, biosolids reuse
and biogas harvesting to generate renewable power, agriculture, biodiversity and
conversation areas including Ramsar sites as well as coastal, wetland and grassland
ecosystems, DELWP approved biodiversity offset credit sites, heritage conservation,
educational tours and recreational birdwatching. Other relevant considerations are:

compatible with the biodiversity and conservation function and with overall land
management needs.
▪ In addition to low-cost sewage treatment, the site features Ramsar-listed
wetlands of international significance. The lagoons and foreshore support over
120,000 waterbirds, including internationally significant migratory birds. Melbourne
Water is obligated to protect these values under the Environment Protection and
Biodiversity Conservation Act (EPBC Act).
▪ Biodiversity offset credit sites have been established under DELWP’s program on
WTP land parcels north of the Princes Freeway. These require on-going protection
under the biodiversity offset credit program, limiting potential future land use
changes.
▪ A further concentration of land use and activity is noted at the Avalon Airport. Avalon
Airport currently has a significant land holding in the order of 1,750 hectares although
all current and functional operations of the airport are concentrated towards the
northern end of the site and all flights are currently accommodated on the existing
north/ south aligned runway. The 2015 Master Plan for the site outlines the extent
of future development anticipated, yet the majority of such development is yet to
be realised. Additionally, the Master Plan makes provision for a second north/ south
aligned runway and third east/ west aligned runway. Future land use planning for the
Avalon Corridor should ensure that the potential for these additional runways to be
developed is protected.
▪ The Department of Defence Point Wilson Munitions Facility is a 326 hectare site
located to the south of Avalon Airport, which has been operating since 1961 and
is the only Defence owned importation facility capable of large scale movement of
explosive ordinances. It is the primary importation/ storage point of munitions to
Australia, including capability for road and sea transportation, therefore the most
important facility of its type in Australia. As an important strategic asset, Defence
has commenced remediation of the existing waterside infrastructure, scheduled
for completion late 2022, in order to recommence large scale defence importation
operations. Due to the nature of munitions storage and distribution conducted on the
site, ‘safety arc’ separation distances are a relevant consideration.
▪ A number of existing and proposed quarries are located within the Avalon Corridor.
Currently operational quarries include the Holcim Quarry (to the north east) and the
Mountain View Quarry (to the south of Avalon Airport). A further two proposed or
approved quarries are located to the north and west of the Holcim Quarry. EIIAs across
the Avalon Corridor indicate that further quarry and SERA proposals are possible, but
such proposals need to be sensitive to areas of environmental significance, such as
the Western Grasslands Reserve.
▪ The Wyndham RDF is located adjacent to the Holcim Quarry and functions as a
solid waste landfill, which effectively fills in previously excavated quarry cells and
has EPA approval to ‘mound’ buried refuse above natural ground level to a height of
approximately 24 metres.
▪ The broader open rural landscapes located north of the Princes Freeway are broadly
located within the FZ or GWZ with these sections of land accommodating some
limited agricultural activities. Landholdings are generally not of adequate scale to
accommodate large scale broad hectare farming, while it is understood that smaller
scale cropping and livestock grazing is undertaken on various land parcels.

▪ The township of Little River is located within the Avalon Corridor to the north of the
Princes Freeway. While Little River straddles the municipal boundary between WCC
and CoGG, the township core is located to the east of the alignment of the Little River
watercourse, therefore placing it wholly within the Wyndham municipality. Urban
zoned land within Little River covers in the order of 40 hectares. Surrounding the
township core is the wider extent of the Little River settlement consisting of dwellings
on larger rural allotments within the FZ or GWZ.
▪ The eastern extent of the Lara township extends into the Avalon Corridor along its
western edge, with land use being predominantly residential within the Rural Living
Zone (RLZ). The urban zoned land of Lara within the Avalon Corridor covers in the
order of 890 hectares.
▪ Apart from two small clusters of dwellings to the west and south of Avalon Road,
there are no other dwellings or residential settlements located to the south of the
Princes Freeway.
▪ Part of the Geelong Grammar campus is located within the south western corner of
the Avalon Corridor, with Geelong Grammar also owning the Avalon College Campus
site located off Avalon Road.
▪ Cherry Creek Youth Justice Facility is a new youth detention facility nearing
completion of its construction. The facility is sited south west Wyndham RDF, and
between the Princes Freeway and Melbourne to Geelong rail.

4.2 LAND SIZE & OWNERSHIP
The following observations are made with regard to the noted patterns of land size and
ownership within the Avalon Corridor:
▪

The WTP constitutes the single largest land holding within the Avalon Corridor, in the
order of 10,500 hectares of state government owned and controlled land. The site
covers the majority of land bounded by Princes Highway, Port Phillip Bay, Werribee
River and Avalon Airport (plus some additional land to the north of the Princes
Freeway).

▪

Other larger specific land holdings within the Avalon Corridor include: Avalon Airport,
former Cheetham Saltworks, Mountain View Quarry, Point Wilson Munitions Facility;
Wyndham RDF/Holcim Quarry; coastal foreshore reserve, Cherry Creek Youth Justice
Facility.

▪

The smallest land holdings generally constitute of residential dwellings within
the townships of Lara and Little River, and the properties with rural dwellings
surrounding these settlements.

▪

The balance of land within the Avalon Corridor is broadly characterised by moderate
to large rural properties which are relatively free of development and exhibit a
‘broadacre’ rural character.

▪ Approximately 5,000 hectares of the site is competitively outsourced for broad
acre agriculture, which is a compatible land use within the sewage treatment
odour buffer and makes use of recycled water produced on site, and is also
28
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4.3 BUFFER SEPARATION AND AMENITY MANAGEMENT
Of the current major land uses located within the Avalon Corridor, a number require consideration of buffer separation and amenity
management, including:
▪ Western Treatment Plant (WTP)
▪ Future Bay West Port
▪ Avalon Airport (separately addressed at Section 5.0)
▪ Point Wilson Munitions Facility
▪ Quarries – existing and proposed (various locations), including designated SERAs
▪ Wyndham RDF
Each of these items and their appropriate buffer considerations are outlined below:
▪ There is potential for odour impacts associated with the WTP. Odour risk during routine operation is generally low due to the large scale
of the site and associated buffer distances between plant odour sources and the site boundary. Odour risk increases in association
with periodic maintenance activities which can result in complaints. Increasing development encroachment will increase the odour risk
profile of the plant.
▪ Avalon Airport has the potential to create amenity impacts through aircraft noise, and particularly in the future as activities at the
airport increase through the development of additional runway/s. This issue is separately addressed at Section 5.0).
▪ Due to the nature of explosive munitions storage and distribution at the, Point Wilson Munitions Facility, ‘safety arc’ separation
distances are a relevant consideration, which alter depending on the type of munitions being stored at the site. Current advice from
the Department of Defence has indicated a buffer distance in the order of 1.5 to 2.0 km from the external boundaries of the site as the
current applicable ‘safety arc’.
▪ Buffer separation and amenity impacts from various quarries and the Wyndham RDF are similar given that they are both addressed
by EPA guidelines and requirements. Sites requiring potential buffers are located within the north east section of the Avalon Corridor,
including: Wyndham RDF/ Holcim Quarry; a second Holcim extractive industry site; and an approved extractive industry site. In 2015
the WCC commission GHD to prepare the Wyndham Vale Buffer Study: Environmental Audit Report, to assess the potential risk to the
environment and outline appropriate buffer distances for sensitive land uses from these sites and to consider potential land uses that
may be located within the buffer distance.
▪ Specific buffer analysis identified that potential odour impact arising from landfill operations is the most important consideration for
setting buffer distances. Specific modelling further determined that the area of medium to high risk of odour may extend beyond
the default EPA 500 metre buffer distance. The default 500m buffer relates to landfills that accept putrescible waste, also known
as Type 2 landfills in accordance with EPA Publication 788.3, Best Practice Environmental Management: Siting, design operation and
rehabilitation of landfills, 2015. Any areas of encroachment would need consideration through later PSP processes with regard given to
EPA Publication 1642.
▪ In an operational capacity, basalt quarries tend to utilise blasting to prepare rock for excavation, therefore buffers of 500m may be
required in some situations.
▪ With regard to SERA projects, the intention is for the state government to introduce at State Resource Overlay (SRO) Schedule, which
will extend beyond and around identified SERA quarries to discourage encroachment by incompatible uses.
▪ Furthermore, apart from the consideration of buffer separation and amenity management, it is important that the ‘agent of change’
principle is considered as part of new land use and development decisions. The meaning ‘agent of change’ relates to the person
or organisation who introduces a new use or development in an existing environment has a responsibility for mitigating impacts of
existing lawful operations (e.g. dust, noise and odour).
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Lagoon areas within the Western Treatment Plant
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5 AVALON AIRPORT ANALYSIS
Avalon Airport currently has a significant land holding in the order of 1,750 hectares on longterm lease from the Commonwealth Government (Department of Defence), although existing
operations of the airport are concentrated towards the northern end of the site. All flights
are currently accommodated on the existing north-south runway, which is anticipated to
meet demand for the next 20 years (source: pg 55 Avalon Airport Master Plan 2015).
The current Avalon Airport Master Plan (2015) was endorsed by the Commonwealth
Department of Defence in 2015 and sets out the long-term vision for expanded operations
and activities of the airport. This intended expansion will elevate Avalon Airport’s role and
function as Melbourne’s second international airport. The Master Plan provides for the
establishment of a new high capacity parallel runway (to the east of the existing north-south
runway), as well as a third cross (east-west) runway to reduce conflict between general
aviation activity and commercial airline and charter activity, and to accommodate aircraft
during periods of strong cross winds.
While Avalon Airport has the potential to expand into the future without curfews or any
other operational constraints, expansion is likely to create offsite amenity impacts through
additional aircraft noise, particularly as the airport grows through the potential development
of the two additional runways. Of note, the Australian Noise Exposure Concept (ANEC)
contained in the current Master Plan extends directly over the township of Little River.
In 2020, Avalon Airport commissioned GHD to undertake a revised ANEC analysis of future
operations. The 2020 ANEC models the second parallel runway, though does not model the
third cross runway. From consultations with Avalon Airport, it is understood that the 2020
ANEC will be used to produce a new 20-year Australian Noise Exposure Forecast (ANEF)
to replace the existing ANEF endorsed by the Commonwealth Government (via Airservices
Australia) in 2011. While not governed by the provisions of the Airports Act 1996, conditions
within the Avalon Airport lease require the preparation of an ANEF on a 20 year basis.
Following endorsement of the ANEF, an update to the 2015 Master Plan has been flagged by
Avalon Airport in light of emerging strategic directions and considerations around the need
for the third cross (east-west runway). Any proposal to remove the third cross runway would
have to be justified on a detailed evidence base by the airport operator. The operator would
also need to demonstrate that removal of the third runway would not result in any safety
or efficiency implications, nor limitations to long-term capacity and growth opportunities at
Avalon Airport.
However, as the potential third cross runway is included in the current endorsed Avalon
Airport Master Plan (2015) – and no subsequent updates to the Master Plan have yet been
formalised – the Avalon Corridor Strategy acknowledges and protects the opportunity
for this runway into the future. It is recommended that all subsequent detailed planning
processes for land at and around Avalon Airport should take a conservative approach on the
potential development of the third cross runway.
It is also recommended that, following the preparation and approval of a revised airport
Master Plan, an updated ANEF for the preferred ultimate capacity runway system is adopted
into relevant planning schemes and additional controls are pursued, such as:
•

An Airport Environs Overlay (AEO)

•

Protections to address other safeguarding matters, such as public safety areas,
intrusions into protected airspace and risk of wildlife strike

Apart from state and local planning policy references within the Wyndham and Greater
Geelong Planning Schemes, future operations at Avalon Airport are currently only protected
by zoning of land immediately surrounding the airport.
Existing aircraft hangers at Avalon Airport
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Diagram 1: ANEC 2019 airport operations
(Source: GHD Avalon Airport ANEC Study noise modelling report, March 2020)
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Diagram 2: proposed ANEC for ultimate airport capacity operations (for two parallel runways)
(Source: GHD Avalon Airport ANEC Study noise modelling report, March 2020)
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6 ECONOMIC ANALYSIS
Ethos Urban have completed a preliminary Economic Outlook Report which provides an
overview and assessment of economic issues and opportunities associated with future
planning and development of the Avalon Corridor.

6.1 ECONOMIC OVERVIEW
The following sections highlight the economic outlook for the Avalon Corridor, including
consideration of issues and opportunities and associated implications that will need to be
considered in the future planning of this area.
The aim of the Strategy is to set the direction for the future use and development of land
between Geelong/Lara and Werribee. It examines how the urban break between Lara
and Little River can be protected, with potential for the wider area to accommodate
utilities and other complementary employment-generating uses. Identifying the land use
and development potential of the State significant Avalon Airport is also a strategic aim
of the project.
Resident population numbers in the surrounding region incorporating the cities of Greater
Geelong and Wyndham are expected to increase from 547,880 persons in 2021 to reach
865,000 persons over the 20-year period to 2041. This represents a net increase of
+317,120 persons at an average annual rate of +2.3%.
Almost two-thirds of the increase in population (64%) is forecast to be generated in
the WCC (a net increase of +203,080 persons), with the balance occurring in Greater
Geelong (+114,040 persons).
The resident labour force in Greater Geelong and Wyndham, combined, is expected to
increase by an estimated +148,530 persons over the period 2021 to 2041. This estimate
takes into account the growth in resident population, noted above, and application of
the estimated (crude) labour force participation rate in Greater Geelong and Wyndham
(46.8% combined).
Avalon Corridor has potential to play an important role in accommodating a share of new
jobs in view of the corridor’s particular locational attributes. These attributes include:
▪

A high level of accessibility via the Princes Freeway, the Geelong Ring Road, the
planned OMR Transport Corridor, and rail connections; and

▪

Major infrastructure, including Avalon Airport, a potential intermodal freight terminal,
the Melbourne Water WTP, and the new seaport to be developed at Bay West.
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An overview of key infrastructure in the Avalon Corridor – both existing and under
consideration for the future – highlights several important opportunities to support
investment and job creation. A significant component is Avalon Airport which has
potential to attract further investment, both airport and industry/commerce related. Such
investment would likely strengthen the airport’s substantial existing economic role in the
Avalon Corridor and generate net economic benefits extending further afield.
Other important factors supporting Avalon Corridor’s development include road and
rail transport infrastructure, especially the OMR that will provide links to the north of
metropolitan Melbourne and to the Hume Freeway. Development of a new seaport at Bay
West in the long-term would alleviate container freight capacity pressures for the Port of
Melbourne and strengthen the Avalon Corridor’s freight role.
Potential for the development of tourism associated with the Avalon Corridor is noted
which builds on existing events such as the Avalon Airshow, the nearby You Yangs,
environmental features (including the Ramsar wetlands with associated bird species),
and the development of bike paths and coastal walks. The Port Phillip Bay Trail will be
a visitor attraction when the missing link between Wyndham and Greater Geelong/
Queenscliffe is completed. However, this is unlikely to result in the Avalon Corridor
becoming a noted visitor destination in its own right (such as the Bellarine Peninsula).

6.2 LAND AVAILABLE FOR DEVELOPMENT
The supply of land identified in the Avalon Corridor with potential to be developed
for employment purposes is substantial and totals approximately 1,800ha in net
developable area (NDA). In indicative terms, this land supply would support in the order
of 36,000 jobs, assuming 1ha of developable industrial/commercial land would support
approximately 20 full-time equivalent (FTE) jobs.
Assuming annual employment land consumption in the Avalon Corridor is equivalent to
15% of the recent uptake (per annum) of industrial land in Greater Geelong and Wyndham
(combined), over a 20-year period, the corridor alone could accommodate an estimated
additional 5,040 direct FTE jobs. This total number of estimated jobs supportable in the
corridor is equivalent to 14% of the total additional FTE jobs that could be supported in
the corridor (36,000 jobs) if the full development of the identified land with development
potential in the Corridor was to occur. Accordingly, the existing and potential land supply
available in the Avalon Corridor exceeds the likely quantum of land that could conceivably
be developed in the corridor over the next 20-years.
The additional 5,040 direct FTE jobs is equivalent to 14% of the total additional FTE jobs
that could be supported in the corridor (36,000 jobs) if full development of the identified
land with development potential in the corridor was to occur. Accordingly, the existing
and potential land supply available in the Avalon Corridor is likely to exceed the quantum
of land that could conceivably be developed in the corridor over the next 20-years.
Note that while a demand and supply assessment based on the regional industrial/
employment land context is broadly applicable to Avalon Corridor, future development
will also be informed by its strategic location between Melbourne and Geelong and
key infrastructure such as the Avalon Airport. In this regard, the actual development
trajectory of the corridor is framed by a wide range of factors and a significant level of
uncertainty.
In view of the large quantum of land considered to have development potential, it will
be necessary to avoid fragmented development that detracts from functionality and
economic viability of new employment areas in the corridor. The planning framework
flowing from the Avalon Corridor Strategy should therefore identify areas for future
industrial/employment land supply in the corridor that are considered to be a priority from
a development perspective.
A number of development proposals for land located nearby to Avalon Airport
demonstrate private sector interest in developing sites for higher-order industrial and
employment activities. An important consideration for the Avalon Corridor Strategy is the
need for high-level strategic guidance to ensure that development of existing uses in the
corridor (such as the Avalon Airport) and future employment precincts is complementary
for the corridor and the broader Greater Geelong and western Melbourne regions,
including Wyndham.
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6.3 RELEVANT ECONOMIC TRENDS

6.4 KEY ISSUES & OPPORTUNITIES

6.5 ECONOMIC PLANNING IMPLICATIONS

The Avalon Corridor Framework Plan will need to acknowledge that emerging economic
trends – including Asia’s continued economic expansion and Melbourne’s future growth,
as well as Greater Geelong’s continuing growth – will impact on the locational decisions
of firms and prospects for future investment and employment. The Plan will need to be
sufficiently flexible to respond to changing circumstances, particularly as the scope of
change associated with technological advancements and associated impacts become
more clearly defined.

Key issues to consider include:

Implications for the planning of the Avalon Corridor include:

▪

The need to protect the primacy of the Avalon Corridor as a location for Statesignificant infrastructure, including the Avalon Airport, WTP, road and rail
infrastructure, future Bay West, RDF, quarry uses, and so on.

▪

▪

Substantial population and labour force growth in western metropolitan Melbourne
(including Wyndham) and Greater Geelong.

The need to support existing and planned infrastructure, ranging from the Avalon
Airport to the WTP, Wyndham RDF, planned quarries (SERA) and the like. The
Avalon Corridor’s economic development opportunities are primarily informed by its
infrastructure and locational context.

▪

▪

Ensuring that development of new employment precincts and service delivery points
in the corridor does not undermine the industrial land provisions or centre hierarchies
of Greater Geelong and Wyndham.

Provide opportunities for development to support jobs and the Avalon Corridor as a
state-significant passenger gateway and freight node.

Important trends that will influence the future development of the corridor include
continuing growth in agricultural exports (including the expanding role of Avalon Airport
as a freight centre), digital technologies and advanced manufacturing, economic growth
among Australia’s trading partners (especially in Asia), and the Avalon Corridor’s linkages
to metropolitan Melbourne and to Greater Geelong where population growth continues
(and is expected to continue post-COVID-19).
Although COVID-19 has resulted in severe impacts to the tourism industry (due to
domestic and international border closures etc.), potential exists for long term growth
in the sector (post COVID-19) to present opportunities for Avalon Airport to support an
increased number of passenger flights and a wider selection of national and international
air routes.

Key opportunities to consider include:

Having regard for the Avalon Corridor’s economic context and attributes, a particular
opportunity is for development of higher-order industrial precincts, including modern
business-park attributes. An employment precinct of this nature could conceivably
accommodate activities ranging from:

▪

Promoting the development potential of the Avalon Corridor as an important
employment node, with State significant infrastructure and associated services.

▪

Higher-order (i.e., metropolitan-scale) distribution and warehousing facilities in
excess of 40,000m2 in built floorspace, to

▪

Ensuring the continuing growth and development of Avalon Airport as State
significant infrastructure servicing the metropolitan Melbourne region and Victoria,
and recognising its national and international function for air travel and freight (which
is expected to strengthen post COVID-19) and role as an emerging employment hub.

▪

Commercial office attributes provided in a business park setting, with supporting
retail and other amenities for the workforce.

However it is important that the development of a strategic planning framework for the
Avalon Corridor achieves a balance between:
▪

The potential for economic benefits, including local jobs supported and the
establishment of a viable cluster of economic activities in the corridor, with

▪

Considerations regarding the potential for adverse impacts on the activity centre
hierarchy and on the supply of industrial/employment land in the wider region.

In reaching a sensible balance between promoting economic development and avoiding
or mitigating potential adverse impacts, it is recommended that the planning framework
for Avalon Corridor provides broad guidance regarding the type and extent of future
employment uses to be established in the corridor. If the guidance is too prescriptive, it
risks prejudicing the ability of the Avalon Corridor to support employment opportunities,
as the range of approved uses may be too narrow in scope to support the establishment
of viable clusters of complementary economic activities. If the guidance is too broad,
such guidance may not adequately address and mitigate the potential for adverse
impacts.
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35

AVALON CORRIDOR STRATEGY | CONSULTATION DRAFT

7 TRANSPORT ANALYSIS
GHD have undertaken an overview analysis of transport and infrastructure servicing
considerations to ensure the early identification of potential issues and opportunities. The
report includes a high-level summary of the proposed future utility and transport servicing
strategies that are contemplated by service providers for the Avalon Corridor. Following
below is a summary of key transport elements of the GHD Infrastructure Report.

7.1 PRINCE FREEWAY
The key road infrastructure is the Princes Freeway which is controlled and managed by
the DoT, and includes several intersections along it that connect to existing and proposed
future roads. The Princes Freeway is the major transport link between Melbourne
and Geelong which is primarily a 3 lane carriageway in each direction (6 in total) with
upgrades completed within the last 10 years.
The Princes Freeway Corridor is a link to many key points and places along and within the
corridor such as the following:
• Avalon Airport
• Western Treatment Plant (WTP)
• Point Wilson Defence Facilities
• You Yangs Regional Park
• Werribee Regional Park
• Werribee Open Range Zoo (outside Avalon Corridor)
• A number of operating extractive resource locations
• A number of small townships
DoT currently has no major plans for upgrades to the Princes Freeway itself between
Geelong and Werribee but there is future provision within the corridor for the addition of
an extra lane in each direction to the freeway should this be required.
The freeway is also susceptible to flooding in the section running over the Lollipop and
Skeleton Creek catchments following the equivalent of a 1 in 30-year rain event.
Discussions with DoT indicate that they do not currently have a planned mitigation
strategy, although they foresee future raising of the road being preferred over realignment.
The incidence and frequency of future flood events is expected to increase in future years
as sea level rise impacts on the ability of the catchment drain to Port Phillip Bay.
Further closures also occurred back in 2018 during the Little River fires. These two
closures highlight the lack of resilience (route options) that exists in case of closure. The
only workable alternative is to route traffic via Bacchus Marsh during such closures.
DoT currently has no plans for developing an emergency by-pass route.
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7.2 OMR TRANSPORT CORRIDOR

7.3 AVALON AIRPORT ACCESS UPGRADES

The Outer Metropolitan Ring (OMR) Transport Corridor reflects a planning opportunity
for the investigation of rail connections in short to medium term and orbital road and
rail traffic solutions around Melbourne in the long term. The entire corridor is around
100 km in length and is a planned road and rail system that will connect the Princes
Freeway through the Werribee, Melton, Tullamarine, Craigieburn, Mickleham and Epping,
Thomastown areas. The current alignment of the OMR was gazetted in 2010 by means of
Public Acquisition Overlay but further works are still required in preparing environmental
reports and planning permits prior to any construction.

Avalon Airport has a ground transport plan for future road upgrades into around the airport
that have been developed in conjunction with DoT. The road upgrades are proposed
in response to the anticipated growth in passenger movements through the airport to
address road safety and capacity and include:
• Reservation of a potential rail link corridor through a PAO (completed in 2015).
• Upgrade of the terminal access from Beach Road.
• Upgrade and expansion of parking within the terminal.
• Upgrade of the Beach Road / Princes Freeway interchange.
• Point Wilson Road Interchange Upgrade Works.

The planning for the transport corridor provides options for an ultimate freeway standard
road, capable of up to four lanes in each direction and four railway tracks in the median for
interstate freight and high-speed passenger trains between Werribee and Kalkallo and
capable of ultimately being a six-lane freeway standard road elsewhere.
The project aim is to:
• Create better connections to key international transport hubs such as Melbourne
Airport, Avalon Airport and the Port of Geelong.·
• Improve access to the proposed Donnybrook/Beveridge Interstate Rail Terminal.
• Serve as an important travel and freight route to interstate and regional destinations
• Link residential and employment growth areas in the north and west of Melbourne.
• Improve access in this major employment corridor, which includes Avalon Airport,
Werribee, Melton, Melbourne Airport, Mickleham and Donnybrook
While current planning suggests implementation is well into the future, the development
of greenfield land either side of the corridor is progressing quickly with development
anticipated up to its boundaries approximately over the next 10 years.
The corridor connection to the Princes Freeway presents significant opportunities for
transport and freight movement in Melbourne’s West, with a particular focus on improving
connections between the Princes Freeway and the Western Freeway, where increased
efficiencies could be achieved with earlier development. The OMR is also expected to
require the reconfiguration of the existing Little River Road Interchange to increase the
separation distances. The on ramp will be integrated with the Point Wilson Junction
further to the west.
Further details of role of the OMR Transport Corridor relating to road and rail freight
movements in relation to the proposed Bay West Port is address in Section 7.5.

The Point Wilson Road Interchange Upgrade involves increasing the design speed for
the ramp connections onto the freeway, as part of an interim stage of works aligned to
having the Point Wilson Road Interchange as a future airport access route. The future plan
contemplates Point Wilson Road working in conjunction with Beach Road with passenger
and freight vehicle movements being separated.
The future upgrade of the Point Wilson Interchange will also involve the re-alignment of
the Little River Road on the northern side of the freeway. This modification is proposed to
ensure sufficient clearance is maintained for the future intersection of the OMR Junction
on the freeway.

7.4 BROADER ROAD NETWORK
A range of other broader influences and issues for the road network within the Avalon
Corridor includes:
•
•
•
•
•
•

•

The long-term role of Point Wilson Road for passenger and freight access to Avalon
airport and access to Little River.
Upgrades to Beach Road and Avalon Road Interchange to accommodate future
passenger and freight growth.
New roads and traffic demand expected to arise from the urban development of the
‘Werribee Junction’ PSP.
Quarrying activity associated with SERA identified land is expected to draw freight
vehicles to Werribee Junction over time.
Impacts arising from the future Ison Road / Armstrong Road upgrades which will
result in an existing road becoming an arterial road (four lanes) under the control of
DoT. The road will create an additional connection to the Princes Freeway via the
Geelong Road Interchange at Werribee.
The creation of new Parks Victoria site intended for a recreational park and/or sporting
facilities, with vehicle access proposed to be provided from William Thwaites Drive
(off of the Werribee Intersection).
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7.5 BAY WEST FREIGHT NETWORK
Comparisons of future locations for the second container port have been undertaken most
recently by Infrastructure Victoria (2017/18) with a recommendation for it to be located at
Bay West on the western shores of Port Phillip Bay offshore from the Western Treatment
Plant. The development is proposed as a future area of land reclamation of around 4.5
km length that will be connected to land with a multi-lane bridge providing road and rail
connectivity into Victoria’s transport network.
The port is proposed to be integrated into the region’s future network of logistics facilities,
including the proposed WIFT (located outside of the Avalon Corridor), and provide for an
efficient freight network for Melbourne.
Engagement with DoT as part of this study confirmed the strategic significance of the Bay
West port site as Victoria’s next container port, and that the strategy should recognise
state government’s commitment to the site and must recognise a short term need to
protect the port site, associated buffer zones and associated road and rail connections
through appropriate planning controls.
Landside development associated with the port is envisaged to include a future rail
marshalling facility and areas supporting port related services and industries. The
proposals for the rail marshalling facility include land to the west of, or within the OMR
Corridor – but are to be confirmed. Similarly, associated port precinct areas are to be
confirmed through specific studies being proposed as part of the Victorian Port Strategy
in 2021. The IV report contemplated such areas being located across the reclamation
footprint, on WTP land, and/or in land areas either side of the existing rail corridor as
shown in Figure 11.
The OMR Corridor will include a future southbound connection into the proposed Bay
West Port as indicated in Figure 11 to provide road and rail connections for freight
movements. Whilst not yet formally reserved as a corridor, the Bay West planning
assumes that future N-S road and rail OMR connections will be elevated over the Princes
Freeway while E-W road connections will be at the same level to connect with the Princes
Freeway.
The preferred Bay West road connection includes a west bound connection and
northbound connection at the OMR Intersection and a separate eastbound interchange
located closer to Farm Road or the Werribee Junction to the east of the OMR Junction.
A corridor connecting to the Princes Freeway at Farm Road will reduce eastbound
journeys towards Melbourne by around 17 km when compared to an arrangement that
only has one connection to the Princes Freeway at the OMR Junction.
The future freight network infrastructure within the Avalon Corridor will provide a critical
role for Victoria into the future. This will include:
• future provisions associated with the growth of extractive resources,
• air freight and passenger growth at Avalon Airport, and
• sea-freight movements through Bay West Port.

Figure 11: Bay West Port development transport connection concepts
(Source: Infrastructure Victoria – Advice on securing Vic Port capacity)

The biggest increase in freight movements is expected to arise from the Bay West Port
and other freight terminals including the WIFT which is just outside of the investigation
area. Figure 12 conceptualises how freight could be expected to move with the
establishment of WIFT and Bay West over the next 10+ years.
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7.6 FUTURE FREIGHT NETWORK

7.7 RAIL NETWORK

7.8 AVIATION INFRASTRUCTURE

The future freight network infrastructure within the Avalon Corridor will provide a critical
role for Victoria into the future. This will include:
• Future provisions associated with the growth of extractive resources.
• Air freight and passenger growth at Avalon Airport.
• Sea-freight movements through Bay West Port.

Existing rail infrastructure through the Avalon corridor can be summarized as follows:

Whilst there may be some synergies for these freight operations, it should be noted that
Bay West and Avalon Airport have very different freight roles. Port services freight is
characterised by large volume/weight and non-time sensitive goods, while air freight is
small volume/weight and high value and/or perishable type goods.

•

Existing aviation infrastructure at Avalon Airport can be summarised as follows:
• Land is owned by the federal government and leased to a private consortium under a
long term lease.
• Recently expanded its operations to run daily international flights in conjunction with
its regular domestic services.
• Provides both commercial passenger and freight transport services.
• Hosts the biannual Australian International Air Show which brings up to 180,000
people into the area over 5 days and is currently licenced to operate up to 2025 (but
expected to continue running beyond 2025).
• Benefits from the low density of urban development over land areas to the west of
the runway, but operators see future land development as a major risk.
• Currently houses a 1.5 million litre fuel storage facility which is serviced by regular
road tankers out of the Geelong Refinery site.
• Future proposals include a pipeline connected supply to its fuel storage facility within
10 years, with fuel tanks relocated to the western boundary closer to the pipeline.
• Currently has mains connection supplies for gas, water and electricity.
• Sewerage is a standalone system incorporating detention ponds on the site, but do
not currently have an EPA discharge license in place.

The biggest increase in freight movements is expected to arise from the Bay West Port
and other freight terminals including the WIFT which is just outside of the investigation
area. Figure 12 conceptualises how freight could be expected to move with the
establishment of WIFT and Bay West over the next 10+ years.
The development of WIFT is currently being considered as part of major project business
case funded by the Australian and Victorian governments. The facility will enable intra and
interstate freight movements with the facility proposed to connect with the Inland Rail
Service and be capable of accommodating double-stacked 1,800-metre trains. The site is
being considered alongside another freight terminal proposed for Beveridge.

•
•
•

•
•
•
•

Future rail infrastructure development includes:
•
•
•
•
•
•
•

Figure 12: Envisaged road and road freight interactions in Melbourne’s Western Region
(Source: DoT Fact sheet: Victoria’s new intermodal freight precincts)
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1 x standard gauge (SG) track (Freight) and 2 x broad gauge (BG) tracks (passengers)
Train stations at Lara and Little River.
Track gauges in the Avalon Corridor are arranged with the SG track located to the
north of two BG tracks.
Connections onto the Regional Rail Link (RRL) track that runs broad gauge tracks into
Melbourne via Wyndham Vale, Tarneit and Sunshine.
Historic connection to the Werribee line that hosts standard gauge and broad gauge
tracks to Melbourne.
The Werribee Line doesn’t currently provide connecting service through to Little River,
Lara or Geelong, but it is understood that the old passenger network paths still exist
and therefore has the potential for a reconnection back to Melbourne via Laverton.
V/Line passenger services from Geelong currently run on the RRL track which is
not electrified and does not connect with Werribee, having previously run on the
Werribee Line to Melbourne up until 2015.
Freight rail services currently run on the Werribee Line track.

Freight rail connections to Bay West (as discussed previously).
Rail connections within the OMR (as previously discussed).
Future upgrades to the RRL track to include electrification for metro services.
Connection of the RRL to Werribee station for metro service connectivity – noting
that the RRL track does not currently allow trains to loop through to Werribee
Potential rail station to service Avalon Airport.
Potential longer-term development of ‘Melbourne Metro 2’ that will allow Geelong.
passenger rail services to return to the Werribee Line, but with faster rail connectivity.
Potential duplication of the standard gauge ARTC line through the Avalon Corridor.

Future aviation infrastructure can be summarised as follows:
• The Avalon Airport Master Plan (2015) includes future direction for the next 20 years.
• Airport to benefit from the expansion of the Geelong and Wyndham regions with a
forecast increase in patronage from 1 million in 2015 to 7.25 million by 2031.
• The long-term plan includes two additional runways with one running parallel
(north-south) to the east of existing runway, and another potential runway running
in an east-west direction to allow for 100% utilisation of the airport in any weather
condition.
• Development of the second parallel runway will likely be 20 years away, while the
potential development of the third cross runway would likely be 50 years away (if
determined necessary).
• Future provision for a fuel connection between the existing VIVA Energy pipeline and
the airport to allow for direct connection for refined fuel for airport usage. Estimated
cost is up to $20 million dollars and is currently not financially viable.
• Although a rail reservation to the airport has been designated through a PAO, Avalon
Airport’s preferred position is for a new rail station on the existing rail corridor
instead of bringing a rail connection directly into the airport terminal. The plan is for
the system to be highly automated, with systems that will allow passengers to be
checked-in / screened at the rail station and pass all airport security checks and then
be shuttled (potentially driver-less) to the terminal under airside security.
• The rail link to Avalon Airport has not been formally endorsed by state government
and does not form part of any adopted state policy (other than through the approval
and application of the PAO, which reflects the current Avalon Airport Master Plan
2015).
• Avalon Airport has a longer-term plan to relocate the main terminal parking zones and
vehicle arrival areas to the same location as the rail terminal but may be influenced by
the completion of the high-speed rail investigation.
• Avalon Airport is looking to expand its current approval of the air show beyond 2025.
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8 UTILITIES SERVICING ANALYSIS
GHD have undertaken an infrastructure servicing overview to ensure the early analysis
and identification of potential servicing related issues, as well as opportunities. The report
includes a high-level summary of the utility strategies for service providers in the Avalon
Corridor.
Following below is a summary of key service elements of GHD’s report.

8.1 SUMMARY OF CORRIDOR UTILITIES
Consultation has been undertaken with utility providers to understand high level servicing
opportunities and constraints in the corridor.
Key findings of this engagement are:
•
•
•

•
•
•

•
•
•

There is limited access to reticulated sewerage infrastructure in the corridor and the
sewer system does not cross south of the Princes Freeway.
No feasibility investigation has been completed for sewering the Avalon Corridor but
initial discussions with Barwon Water have indicated that it could be possible.
An alternative to a mains connected sewer network could include the potential use
of small package system(s) with reuse of waste effluent for beneficial purposes.
However currently there is no recycled water system in place in the Avalon Precinct
and the ability to dispose of this water to Corio Bay or other areas (i.e. Corio
Treatment Plant) would need to be investigated.
No major key issues were identified from a water supply perspective. Most of the
area could be supplied with upgrades and extension of the existing assets.
Additional feeder mains may be required to service growth in the demand for power
from development and operations of the airport.
The large portion of the Avalon Corridor constitutes flat plains with a large amount of
low-lying areas. The majority of the flood outlet locations for the catchments exist at
the bay interface. Key issues relate to sediment in the runoff and the impacts of flood
water retention.
The flood plain of the Lollypop Creek and Little River systems are known to be
extensive and is currently being studied further by WCC.
CoGG have recently completed the Lara Flood Study and will be implementing
updated LSIO mapping in 2021.
High pressure oil and gas pipelines transverse the corridor. Future development near
these major pipelines will require a safety management study.

Existing Mountain View Quarry, located to the south of Avalon Airport
hansen partnership pty ltd
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9 CULTURAL VALUES ANALYSIS
The Traditional Owners of the lands, waters, seas and skies relating to the Avalon
Corridor and surrounding region are acknowledged as the Wadawurrung, who are
represented as the Wadawurrung Traditional Owners Aboriginal Corporation (WTOAC) as
the Registered Aboriginal Party (RAP).
The Healthy Country Plan 2020-30 prepared by WTOAC provides high-level principles,
values and strategies for protecting and caring for Wadawurrung Country, including lands
and waters within the Avalon Corridor.

9.1 ABORIGINAL CULTURAL HERITAGE
As is illustrated on Figure 13 large sections of the Avalon Corridor are nominated as
being ‘areas of cultural heritage sensitivity’. Such areas are defined in the Aboriginal
Heritage Regulations 2018 (the Regulations) and relate to landforms and soil types where
Aboriginal places are more likely to be located. These generally include land within 200
metres of named waterways and land within 50 metres of registered Aboriginal cultural
heritage places, although within the context of the Avalon Corridor, larger areas have
been defined.
The function of the designation of ‘areas of cultural heritage sensitivity’ is to specifically
identify when a Cultural Heritage Management Plan (CHMP) must be prepared under the
Aboriginal Heritage Act 2006.
As noted within the relevant regulations, some land use and development activities are
more likely to harm Aboriginal cultural heritage when carried out in an ‘area of cultural
heritage sensitivity’. These activities are defined as ‘high impact activities’. If a ‘high
impact activity’ is proposed in an ‘area of cultural heritage sensitivity’, CHMP must be
prepared before the activity can be carried out.

9.2 CULTURAL VALUES ASSESSMENT

subdivisions of three or more lots;

•

the construction of three or more dwellings;

•

constructing roads, bicycle and walking tracks over 100m in length;

•

activities that require an Earth Resource Authorisation; and

•

industrial developments.

Accordingly, the consequential impact of the above for the Avalon Corridor Strategy is
that major development on identified land and associated with the the types of activities
outlined above would trigger and require the preparation of a CHMP.
Given the large areas of the subject site is defined as being ‘areas of cultural heritage
sensitivity’, including the Avalon Airport site and surrounding land, future land use and
development applications would need to undertake more detailed analysis and site
investigations to address the requirement for the preparation and development of a
CHMP.
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b. The WTOAC / RAP recommends that any future planning scheme amendment or
land use / development inside the Corridor needs to embody statutory provisions that
require respect of the unalienable spiritual and visual relationship that Wurdi Youang
/ You Yangs has upon this living cultural landscape that stretches across the Avalon
Plain to the shores of Nerm / Port Phillip Bay. Thus, any future development needs to
respect and consciously engage with and be assessed against this relationship.

▪

c. The WTOAC / RAP supports maintaining the current nature of statutory and
strategic planning instruments and provisions over this Corridor, but would recommend
the strengthening and enhancement of these provisions (including VPP 42.01
Environmental Significance and VPP 42.03 Significant Landscape and the associated
Schedule 1 to Clause 42.03 provisions) and their geographical scope to better respect
and conserve Wadawurrung Country values and lands and waters attributes (including
cultural flows, environmental management of vegetation and water systems, visual
connections and cultural landscapes, migratory and inter-tidal bird habitats, and
unrecorded sites of Wadawurrung cultural heritage).

▪

d. The WTOAC strongly supports and raises it as a matter urgency that an Aboriginal
Cultural Heritage Impact Assessment be undertaken for the foreshore corridor from
the mouth of Werribbi Yulluk / Werribee River down to Point Wilson to better assess,
appraise and identify resilience measure to prevent future negative impacts to existing
Wadawurrung tangible cultural heritage sites and places along this corridor, and
especially to provide evidence to underpin an ecosystem-based adaptation response
to sea level rise from climate change.

▪

e. The WTOAC strongly supports the current Melbourne Water ethos in carefully
managing its fragile ecosystems to enable and support existing and future bird
and animal communities, and also ensuring the conservation of extant vegetation
communities that possess integrity of species mosaic and host known rare,
endangered and vulnerable species.

▪

f. The WTOAC invites co-design opportunities with all proponents and project
designers to enable the above Recommendations, and any opportunities for
Wadawurrung to be afforded employment experience associated with the project’s
further design, construction and operation.

Unearthed Heritage were commissioned to undertaken a Cultural Values Assessment of
the Avalon Corridor, with an abridged summary provided below. The aims of this desktop
work being:
•
•
•
•

To determine the level of previous Wadawurrung and Aboriginal heritage investigation
of the study area and the surrounding region, in partnership with WTOAC;
To determine the presence of registered Wadawurrung and or Aboriginal heritage
places within the study area and the surrounding region;
To determine the environmental context of the study area; and
Review the historical and cultural setting of the study area and surrounding region.

The assessment identified that 165 Aboriginal places had been registered in the Avalon
Corridor, dominated by stone artefact occurrences and with fish traps, rockwells, shell
middens, scarred trees, ancestral remains and historical references also present in lesser
identified numbers.
A total of 125 archaeological assessments had previously been undertaken in the Avalon
Corridor. In summary, the assessment identified that Aboriginal Heritage Places likely to
be located within the Avalon Corridor are:
▪

▪

High impact activities generally include buildings and works that result in significant
ground disturbance. The specified activities include, but are not limited to:
•

▪

Isolated or very low density stone artefact occurrences: dominated by silcrete and
quartz and dispersed across the flat volcanic plains with the majority in surface
contexts and limited numbers in shallow subsurface contexts impacted by past
agricultural activities.
Moderate to high density stone artefact scatters: located in proximity to water
courses, or on elevated landforms or a combination of both and dominated by silcrete
and quartz in with the majority in surface contexts and limited numbers in shallow
subsurface contexts impacted by past agricultural activities.

▪

There is low potential for scarred trees to be present, due to extensive past European
vegetation clearance in the region.

▪

There is moderate potential for shell middens to be present along the coastline.

▪

There is moderate potential for ancestral remains/burials to be present in proximity to
the coastline where sand deposits occur.

The above recommendations of the Cultural Values Assessment have broadly informed
and influenced the preparation of the Framework Plan. It is also highlighted that some
aspects will require further analysis, investigation and deliberation, and therefore extend
beyond the scope of the Avalon Corridor Strategy. Such issues include:

▪

There is moderate potential for stone artefact scatters to be located in proximity to the
flats surrounding Wurdi Youang / You Yangs.

▪

Further detailed investigation and analysis of the potential expansion of the SLO to
address matters of cultural value need to be undertaken, including whether the SLO
is the most appropriate planning scheme tool (refer to recommendation c).

▪

The completion of a Aboriginal Cultural Heritage Impact Assessment (refer to
recommendation d).

The overall recommendations of the Cultural Values Assessment, are quoted in full below,
(while the full report includes further detailed recommendations):
▪

a. The WTOAC/RAP supports and recognises the merits in ensuring that the Avalon
Corridor retains its non-urban character and that no future residential developments
be permitted outside of existing zoned lands for that purpose. Thus, the WTOAC/RAP
recommends that residential development is contained within in existing locations,
with no further extensions to developable land in Lara or Little River. WTOAC/RAP
recommends that all industrial or commercial development should be contained
to appropriate areas immediately adjacent to Avalon Airport, subject to thorough
investigation of potential impacts on Wadawurrung living cultural heritage and the
natural and avian environment.
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10 LANDSCAPE CHARACTER ANALYSIS
A comprehensive analysis of landscapes within the Avalon Corridor has been undertaken,
with an abridged summary of analysis, findings and recommendations provided below.
Following review of Planning Scheme context and background documentation, Figure 14
was prepared to graphically summarise a ‘baseline’ desktop assessment that identified
landscape character values and visual amenity within the Avalon Corridor, which
illustrates:
▪

▪

▪

▪

The concentration of landscape character and visual values within the northern
portion of the Avalon Corridor comprising the FZ and GWZ valued agricultural
landscape character, the existing and proposed SLO around the You Yangs
Regional Park, the identified state significant landscape of the You Yangs, and the
concentration of dry stone walls around Little River.
Key view corridors along the Princes Freeway and Melbourne-Geelong rail line, as
well as a number of minor roads around the You Yangs and from the edge of the
Wyndham Urban Growth Zone (UGZ).
Much of the western portion of the Avalon Corridor is covered by an Environmental
Significance Overlay (ESO). While an Environmental Significance Overlay (ESO)
is targeted to protect environment and habitat, it crosses over with landscape
character as areas deemed significant enough to require environmental protection
often also provide valuable landscape character.
Further to the Environmental Significance Overlay (ESO), the identified landscape
character and visual values are relatively limited within the southern portion of
the Avalon Corridor, but do include a significant stretch of coastline as a Public
Conservation and Resource Zone (PCRZ), some areas of Rural Conservation Zone
(RCZ) and a Heritage Overlay (HO) on Geelong Grammar School.

Following the desktop assessment, fieldwork was undertaken to understand whether
there are any further landscape character or visual amenity values which are of
significance within the Avalon Corridor, in addition to those identified in the desktop
work undertaken. This process has enabled the Avalon Corridor to be broken down
into landscape character areas which can be described as areas of similar patterns of
elements in the landscape such as landform, vegetation, waterbodies and land use as
well as individual features. Separating the site into landscape character areas is the
initial step in identifying areas of relative significance. This is an essential part of the
landscape assessment, and leads into determining landscape values.
As identified through the desktop assessment, the Avalon Corridor contains a range of
land uses which have an impact on prevailing landscape character. This allowed a number
of landscape character areas to be identified as follows:
▪
▪
▪
▪
▪
▪
▪
▪

Agricultural Plains
Township
Rural Dwelling
Airport
Former Salt Works
Active Industry
Wastewater Treatment
Education

It was also considered important to recognise the landscape character of areas
surrounding the immediate boundary of the Avalon Corridor, as on the ground adjoining
character areas will have an influence on each other through setting or context. These
areas have not been described in detail in this assessment, but are listed as follows:
▪ Granite Hills
▪ Bushland Foothills
▪ Cleared Foothills
▪ Elevated Plains
▪ Recreation

10.2 LANDSCAPE RECOMMENDATIONS
The landscape assessment identified the significant landscape qualities of the Avalon
Corridor and views to and from the Avalon Corridor. Through this report areas of high,
moderate and low landscape value have been identified, along with areas with a visually
sensitive relationship to the You Yangs. As highlighted, the Agricultural Plains landscape
character area with high overall landscape value is of importance to the setting for the
You Yangs and there is a strong inter-relationship of views between these two areas.
Due to the identified high overall landscape value of the Agricultural Plains, and
interrelationship of views to the You Yangs, it was considered of high importance to make
recommendations as to how this area can be protected through the Planning Scheme.

▪ Small Scale Agriculture

An SLO is considered to be the most appropriate tool, with recognition of the existing
SLO1 ‘Foothills of the You Yangs’ schedule including the following landscape character
objectives to be achieved:

10.1 SUMMARY OF KEY CONSIDERATIONS

▪

To protect and enhance the open character, contrast and scenic quality of the
landscape.

A number of key views within the Avalon Corridor were identified, which all focused on
the You Yangs, located on the north west fringe of the Avalon Corridor, and included:

▪

To maintain an open view path to the regionally significant You Yangs.

▪

To protect the landscape from visual intrusion by inappropriate buildings and works
and their siting, design or materials.

▪

To encourage the siting, design and landscaping of buildings and works to be
responsive to the landscape values of the area.

▪

To facilitate the rehabilitation of extractive industries when they reach the end of their
economic life.

▪

Landmark journey segments on the Princes Freeway and Melbourne-Geelong rail line
(identified in the South West Victoria Landscape Assessment Study).

▪

Major viewline from the Wyndham UGZ (identified in the Wyndham Landscape
Context Guidelines).

▪

Local views from You Yangs Road, Little River-Ripley Road and Branch Road
(identifie) in the South West Victoria Landscape Assessment Study).

These views were verified during fieldwork, recognising that views in the northern
portion of the Avalon Corridor have a key relationship to the You Yangs.
Given the prevalence of the You Yangs in views from the Avalon Corridor, it was also
considered of high importance to consider views to the Avalon Corridor from the You
Yangs.
The proposed amendment to SLO1 (as part of the South West Victoria Landscape
Assessment Study) includes a series of decision guidelines which address how to
consider impact on landscape character, view points, vegetation conservation and
minimise intrusion of built form. Of note to the Avalon Corridor is the consideration of “the
visible impact of building or works from: Flinders Peak”.
As such, part of the fieldwork process was to understand the extent of views from
Flinders Peak in the You Yangs. This is illustrated by the diagrams included on this page
which include photos taken from the Flinders Peak viewpoint. In practical terms the
landscape between the You Yangs and the Princes Freeway forms the middle ground of
this view from Flinders Peak, with the You Yangs bushland foothills in the foreground, and
is illustrated on Figure 14. Also while the coastline of Port Phillip Bay and the Bellarine
Peninsula can be seen in the distance, these parts of the landscape are not prominent in
the view.

The northern portion of the Avalon Corridor has open and expansive views to the You
Yangs due to the open flat landscape much of the Avalon Corridor. This includes portions
of the Avalon Corridor determined to have moderate overall landscape value and low
overall landscape value. It is recommended that this extent of views to the You Yangs is
considered in the development of the Framework Plan.
Accordingly the key recommendation of the Landscape Character Assessment is to
potentially expand SLO1: ’Foothills of the You Yangs’ to accommodate the landscape
setting and views to You Yangs (Wurdi Youang). In Diagram 5 (from the Landscape
Character Assessment) the proposed extent of the extension to SLO1 is overlaid on the
photo taken from Flinders Peak viewpoint, along with the extent of the Agricultural Plains
landscape character area with high overall landscape value. This illustrates that the area
of high overall landscape value, and inter-relationship of views, and suggests a proposed
extension to SLO1. However the area of high overall landscape value extends further than
the proposed extension to SLO1.
It is also noted that the Cultural Values Assessment recommends a significant expansion
to SLO1 to cover areas of significant cultural heritage. As such it is recommended that
further consideration be given by CoGG, WCC, DELWP and WTOAC in determining the
potential extent of SLO1.

In Figure 15 the portion of the Agricultural Plains landscape character area with high
overall landscape value is shown overlaid on the photo taken from Flinders Peak
viewpoint. This graphic representation emphasises the importance of the agricultural
plains setting for the You Yangs, and the inter-relationship of views.

▪ Coastal Fringe
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Diagram 3: Key features in the view

Diagram 4: Extent of Agricultural Plains landscape character area with high landscape value

Diagram 5:
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Extent of Agricultural Plains landscape character
area with high overall landscape value

Potential expansion of the SLO1 (recommended by
the Landscape Character Assessment)
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11 ENVIRONMENTAL ANALYSIS
11.1 FLORA & FAUNA ANALYSIS

11.1.1 SUMMARY OF KEY CONSIDERATIONS

▪

Consider new and existing policy instruments that can be implemented to reduce the
rate of habitat loss and its effect on biodiversity (such as planning overlays).

A comprehensive analysis of existing flora and fauna within the Avalon Corridor has been
undertaken by Ecology & Heritage Partners, with an abridged summary of analysis, findings
and recommendations provided below. The flora and fauna analysis involved detailed
desktop review, site inspections and stakeholder consultations, with the scope and
objectives of the work being to provide:

The ecological values identified within the Avalon Corridor are subject to a range of
threatening processes associated with anthropogenic and natural processes. Key threats
to these values include:

▪

Establish a new biolink along the Princes Freeway and create linear habitat corridors
to link conservation reserves with the aim of supporting biodiversity.

▪

The introduction and spread of disease and invasive plants and animals

▪

▪

An overview of the natural environment within and adjacent to the Avalon Corridor

▪

Direct impacts associated with vegetation clearing

Development west of Avalon Airport may be constrained by the presence the
nationally significant wetland, and habitats for state and federally listed species. It
is recommended that the any development proposed to be located west of Avalon
Airport is subject further investigation to confirm development potential.

▪

Maps and descriptions of the natural assets within and adjacent to the Avalon Corridor

▪

Inappropriate grazing and fire regimes

▪

▪

Identification of issues affecting natural assets that need to be considered

▪

Fragmentation of habitat and edge effects associated with expanding development

Consideration of any recommendations and actions for improvement and protection
of waterway health from relevant government strategies or committees.

▪

Identification of opportunities affecting natural assets within the Avalon Corridor which
could drive land use outcomes

▪

Increased traffic (direct mortality)

▪

Changes to hydrology

▪

Chemical run-off, sedimentation and erosion

▪

Impacts associated with climate change, including direct loss of habitats and
increases in ambient ultraviolet-B (UV-B) radiation.

▪

Increased community access.

▪

Identification of opportunities to integrate and grow natural assets with planning for
open space, drainage and broader land use planning

The desktop review and field inspections identified the following key ecological values
within the Avalon Corridor:
▪

Native vegetation, including remnant patches and scattered trees

▪

74 ‘Current Wetland’ sites mapped by DELWP

▪

Significant waterbodies, including the WTP sewerage treatment ponds, Avalon
Saltworks, Werribee River, Little River, Lollypop Creek, Cherry Tree Creek, Hovells
Creek, Ryan’s Swamp Wetland, Paul and Belfrages Swamp, Edgars Road Swamp and
Cherry Swamp

The analysis of existing flora and fauna within the Avalon Corridor identified that
the Framework Plan should be prepared with reference to the ecological values and
threatening processes noted above.
Key recommendations for future consideration and potential incorporation into the
Framework Plan include:

▪

The Port Phillip Bay and Corio Bay marine environment

▪

▪

A diverse assemblage of plants and animals, with 739 flora species and 469 fauna
species previously recorded within the Avalon Corridor

Further assess the area for native vegetation and populations of threatened species
and communities

▪

▪

The known occurrence of 13 nationally significant and 79 State significant flora species
recently (since the year 1980) recorded

Retain areas of native vegetation (remnant patches and scattered trees) where
possible.

▪

▪

The known occurrence of 18 nationally significant, 32 State significant and 17 regionally
significant fauna species recently (since the year 1980) recorded”

▪

The known and potential presence of ecological communities of national and state
significant wetlands, including the internationally significant Port Phillip (Western
Shoreline) and Bellarine Peninsula Ramsar site and nationally significant WerribeeAvalon Area Wetland

Improve and create biodiversity corridors within the Avalon Corridor, potentially
through re-vegetation activities, which should focus on providing greater
connectively between established reserves, waterbodies and tracts of native
vegetation, as well as establish a formalised environmental corridor between the
Western Grasslands Reserve and the coast, through the WTP.

▪

Conservation Reserves, including the Werribee Regional Park, Port Phillip Bay Coastal
Reserve, The Spit Wildlife Reserve, Limeburner’s Bay Flora and Fauna Reserve,
Freshwater Swamp/ Little River Wildlife Reserve and Western Grassland Reserve

▪

Sites of biological significance (BioSites), mapped by DELWP and CoGG

▪

Ecological values supported within the WTP

▪

Biodiversity corridors formed by established reserves, waterbodies and tracts of native
vegetation
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▪

Determine and introduce buffer separation requirements to protect sensitive habitats
from new industrial or commercial land uses.

▪

Ensure key ecological values are protected through the application of relevant
Planning Overlays.

▪

Future land use planning should consider how increased community access will
affect areas of significant ecological value which have been relatively isolated and
ensure appropriate controls are put in place to protect values.

▪

Introduce policy instruments that can be implemented to reduce the rate of habitat
loss and its effect on biodiversity.

The report also made the following key comments and conclusions, which are relevant to
the scope of all future land use and development proposals:
”This report provides a high-level assessment of ecological values within the study
area, which draws predominately on the findings of a detailed desktop review.
Given the broad nature of this study it is acknowledged that the study area contains
ecological values not identified in this report, including patches of remnant native
vegetation, remnant scattered trees, significant species, significant ecological
communities, and local habitat corridors. Any future development proposals within the
study area must be informed and supported by detailed ecological studies, including
vegetation surveys and targeted surveys for significant species of flora and fauna”.

11.2 WESTERN GRASSLAND RESERVE
The Western Grassland Reserve was established by the Victorian Government, covering
15,000-hectare outside the UGB south-east of Melton and west of Werribee. The
area contains the largest and highest-quality example of Natural Temperate Grassland
remaining in Victoria, and is a key biodiversity asset for the state. The reserve also
protects a range of habitat types including ephemeral wetlands, waterways, Red Gum
swamps, rocky knolls and open grassy woodlands. The reserve will connect the reserves
of the You Yangs across the Victorian Volcanic Plains to the Werribee River. Land in the
Western Grassland Reserve is subject to a Public Acquisition Overlay (PAO), as well as an
Environmental Significance Overlay (ESO), under the applicable planning schemes.
Despite its designation as the Western Grassland Reserve, select areas have been
identified as containing strategic extractive resources (hard rock and gravel) needed for
the construction industry. These areas were identified by Victorian Government’s SERA
pilot project, where new planning controls are to be implemented over identified land.
Furthermore, parts of the Western Grassland Reserve, including land immediately to the
west of the alignment of the OMR Transport Corridor were identified by Infrastructure
Victoria as having potential value in accommodating a rail stabling yard associated with
the future Bay West port proposal.
Clearly these alternative uses pose a potential land use conflict with the designation of the
land for the Western Grassland Reserve. Such land use conflicts would need to be further
considered and suitably addressed at the appropriate time, including further discussions
with various state government departments to established how completing interests and
outcomes may need to be further addressed. It is not the intention of the Avalon Corridor
Strategy to resolve all land use conflicts identified.
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11.3 CLIMATE CHANGE / SEA LEVEL RISE
Climate change is increasing the risk and severity of coastal hazards as a result of
sea level rise and increased extreme weather events. This will impact on the future
use and development of land along the coast and inland locations along waterways.
Understanding the dynamic processes and associated effects of the coastal environment
within the Avalon Corridor context is important for ensuring any future development
responds appropriately to these increased risks.
In the context Port Phillip Bay, key risks affecting the coastline that are increasing as a
result of sea level rise can be broadly summarised as follows:
•

Coastal inundation: this includes both permanent inundation, which will see high tide
levels permanently increased as a result of sea level rise, and periodic inundation,
caused by the combined effects of high tide and storm surge events.

•

Coastal erosion: this will see the shoreline progressively eroded and moved inland
as a result of increased sea level rise and storm surges. The level of vulnerability is
greatly affected by the geology of the shoreline.

•

Groundwater change & salinity: as sea levels rise, the underground water table will
also increase in height and salinity, which can affect groundwater and soils. This
can potentially impact on buildings, infrastructure, and vegetation. There is currently
limited data available to understand the likely risks associated with this hazard in the
Avalon Corridor and Port Phillip Bay more broadly.

The most significantly impacted location is the WTP. Engineering solutions that seek to
construct protection measures will have a significant role to play in these locations that
contain state significant infrastructure. This will be necessary to ensure the ongoing
viability of these locations to accommodate these important uses.
A significant portion of the salt production and aquaculture activities surrounding the
Avalon Coastal Reserve, and the southern portion of the IN2Z land to the south of the
Avalon Airport, is projected to be both periodically and permanently inundated. Portions
of this location are also subject to high or very high vulnerability to coastal erosion. Of
note in this location are the dwellings located on low lying land along Avalon Foreshore
Road, directly abutting the coastline.
Planning responses that seek to control the use and development of land will have a
role to play within the Corridor. As recognised by the application of the LSIO in Greater
Geelong, built form solutions related to the siting of buildings, floor level heights, and
other adaptation options will be necessary in at risk locations. This will also need to be
considered and appropriately addressed by the Bay West port facility during its detailed
design phase.
Where the risk is too severe however, the long term viability of the land to appropriately
accommodate use and development will need to be considered. Such options would
consider restricting sensitive uses, limiting the intensification of existing activity, or
identifying planned retreat options.

11.4 BUSHIRE RISK
Although no areas of the subject site are covered by the Bushfire Management Overlay
(BMO), as is illustrated on Figure 17 large sections of the Avalon Corridor are mapped as
Designated Bushfire Prone Areas.
Designated Bushfire Prone Areas (BPA) are shown on the Bushfire Prone Area Map,
which was introduced in response to the recommendations made by the 2009 Victorian
Bushfires Royal Commission. The Minister for Planning makes a formal determination to
designate BPA under section 192A of the Building Act 1993. An area is designated as
a bushfire prone area based on its Bushfire Hazard Level, which is an indicator of how
extreme a bushfire can be, based on landscape conditions. Bushfire Hazard Levels can be
different across areas.
The BPA maps function to identify bushfire hazard, including grassland, for Victoria’s
building system, and covers most of Victoria. In the BPA, a minimum construction
standard applies to new residential buildings, schools, child care centres, hospitals, aged
care facilities and associated buildings. A minimum Bushfire Attack Level (BAL) of 12.5
will be applied to certain buildings, such as dwellings.
Noting that the Bushfire Management Overlay (BMO) does not apply within the Avalon
Corridor, the potential impacts of bushfire would need to be considered on a case by case
basis as part of specific development applications and the obtaining of planning and/or
building permits.

Current state planning policy seeks to plan for a sea level rise of no less than 0.8m by
2100. It is important to highlight that this benchmark is for a 2100 horizon and is subject
to new science and international benchmarks that could see it lifted to 1.1m. The current
benchmark is based on the Intergovernmental Panel on Climate Change Fifth Assessment
Report, which projects a sea level rise of between 0.52m to 0.98m by 2100. The Sixth
Assessment Report is due for release in 2022
The Victorian Coastal Inundation Dataset was released by DELWP in 2012 and provides
a high level assessment of the risks associated with sea level rise and storm surge along
the Victorian coast. The regional scale data provides an understanding of both permanent
and periodic inundation under various scenarios, including out to 2100. The data includes
a layer that is based on a 0.8m increase to the high water mark for permanent inundation
with a 1% Annual Exceedance Probability (AEP) storm tide flood event added for periodic
inundation.
The CoGG has also undertaken their own work as part of the Our Coast project, which
involved the preparation of the detailed Bellarine Peninsula - Corio Bay Local Coastal
Hazard Assessment (2015). As a result of this work, the LSIO was updated and a new
schedule 2 to the LSIO was introduced into the Greater Geelong Planning Scheme as part
of Amendment C394ggee (September 2020). The LSIO2 applies to land affected by the
combined affects of a 1% AEP flood event and a 0.8m sea level rise.
DELWP’s Coastal Erosion Vulnerability mapping provides an indication of sections of the
Victorian coast that are most vulnerable to erosion. While the data is quite high level
and general, it provides a good indication as to locations along the coast that are most
likely at risk of coastal erosion into the future. Areas of high and very high risk have been
mapped along the Avalon Corridor coastline (see Figure 17).
As can be seen, a large portion of the land affected by coastal inundation under a 0.8m
sea level rise scenario is public land with a direct interface with the coast or tributaries.
As public land, responding to the impacts of sea level rise in these locations will generally
be the responsibility of the various public land managers and authorities.
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12 EMERGING MEGA-TRENDS & INFLUENCES
Beyond considerations relating to existing strategic policy context, land use, landscape,
economics, servicing and environmental conditions, there are a range of emerging
technological mega-trends which will be of critical influence. Such technological
advancements, coupled with the rapid pace of global population growth over coming
decades will potentially have major influence over land use and development within the
Avalon Corridor. In this context a number of emerging mega trends can be identified,
with the extent of their influence over the future land use and development within the
Avalon Corridor to be determined as industries begin to respond accordingly to a range of
technological advancements.
The pace of technological change is expected to create huge changes in employment
markets, where broad estimates indicate that 65% of children entering primary schools
today will likely work in roles that don’t currently exist, and the pace of changes in job
markets is projected to accelerate over coming decades. Office and administrative
functions, along with manufacturing and production roles are most likely to see dramatic
declines, but conversely, business and financial operations along with computer and
mathematical functions will see steep rises.
Future advancement and wider usage of 3D printing, based on the lower cost of
manufacturing, will provide greater opportunity for designers to deliver their products
to the market. While there are anticipated to be some gains in skilled employment
associated with the implementation, management and servicing sectors of these new
and emerging technologies, the true extent of this employment cannot be accurately
gauged at this point in time.
Future energy sources and potential decreases in energy costs and associated decreases
in manufacturing and distribution costs resulting from 3D printing, robotics and
autonomous vehicles are anticipated to drive productivity. But equally the technological
advances also have potential to create greater disparity in income distribution due to the
associated decreases in labour needs.
Rapid population growth and urbanisation will continue globally. Such processes will drive
growth and demand in numerous sectors, including consumables, and particularly food
production. A growing global population is expected to demand 35% more food by 2030,
whilst the demand for variety of food products will increase as incomes rise through the
‘economic uplift’ factor that cites tend to drive. Although urban expansion will continue
in metropolitan Melbourne, this will be at a much slower place when compared to that
experienced at a global level, and itself will be addressed and managed through separate
strategic planning processes.
However rapid urbanisation at a global level will drive a huge amount of potential
commercial opportunity, particularly in the fields of food production, to respond to
growing demand. In this context the Avalon Corridor is well positioned, noting the
convergence of available land, potential access to a recycled water from the WTP, and a
robust transport network, with the lynchpin for global access provided by Avalon Airport.
In addressing impacts of climate change there is potential to harness renewable energy
initiatives, in addition to supporting the circular economy through resource recovery.
Within the Avalon Corridor this relates to the generation of recycled water at the WTP,
which currently treats 50% of Melbourne’s sewerage, and based on projected population
growth, sewerage load is expected to double by 2050. With the ongoing operation of
the WTP as an essential service, benefits are to be gained through increased recovery of
water resources and linking to a circular economy.
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Noting the Avalon Corridor’s availability of land and potential access to a significant
supply of recycled water form the WTP, food production would appear to have substantial
potential within the Avalon Corridor, with the added benefit for rapid air transportation
to global markets. In this context a variety of technological and scientific advancements
have and are making significant changes to the agricultural and food production sectors.
These include:
▪

Biotechnology, including genetically modified organisms (GMO)

▪

Precision agriculture or ‘satellite farming’ involving GPS tracking systems and
satellite imagery to monitor crop yields, soil levels, and weather patterns to increase
efficiency on the farm.

•

Technological farming assistance, including the use of drones, wireless sensors etc.

•

Advanced hydroponics as a potential response to climate change and unsustainable
farming practices.

With the potential for food production within the Avalon Corridor, the cost of producing
recycled water remains a current issue and disincentive, as the cost is higher than
farmers are willing to pay. However this has the potential to change in future either
through technological advancements reducing the cost of recycled water production,
or (as an example) state or federal governments subsidising water recycling costs to
generate investment in this sector. Challenges also exist relating to the high salt content
of recycled water, where there is opportunity to consider the broader benefits of recycled
water use beyond farming and food production.
The Victorian Government’s Extractive Resource Strategy 2018 recognises that the
demand for supply of sand and stone for Melbourne’s growth and development is
expected to double by 2050. Potential supply areas nominated as EIIAs and SERAs
within and beyond the Avalon Corridor will function to meet this demand.

Robotic Farming: Bonirob, weed control machine

Equally, with Covid-19 causing major disruptions to global production and commerce
though 2020 and beyond, this is likely to cause consequential shifts to the ways in
which good and materials are manufactured and distributed globally. While it is too
early to be certain, a consequence of such disruptions, may present opportunities to
reinvigorate opportunities for local based manufacturing, which should not be discounted
or underestimated.
The above considerations represent only the ‘tip of the iceberg’ of issues created
as a consequence of disruptive change anticipated through projected technological
advancements. These issues and projected outcomes are matters being grappled with
by various sectors, including: technological commentators (i.e. ‘professional futurists’),
sector professionals, governments/ legislators, companies and the broader corporate
sectors. As such significant challenges exist in managing future wealth generation
and its distribution, particularly in the face of potential mass global unemployment.
governmental polices at both a global and country level will form an integral part of this
process, where polices that emerge stand to have a huge influence on the outcome.
Noting the above, it is well beyond the scope of this project to address and provide an
adequate response to anticipated technological advancements and their associated
impacts. However it is important for the Avalon Corridor Strategy (and associated
Framework Plan) to both acknowledge and be aware of these emerging and disruptive
technologies, and for the Strategy to be flexible enough to be able to respond in due
course as the scope of change of technological advancements and their impacts can be
better gauged.

Driverless car
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Precision agriculture, or satellite farming

‘Satellite farming’ with GPS tracking systems

Advanced technology based farming

Drone delivery: Finnish postal service’s trial delivery drone Posti

GMO food crop

Hydroponic farming
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3D printing

Renewable energy: wind turbines at the Grasmere Wind Farm in Albany, Western Australia
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13 OPPORTUNITIES, CONSTRAINTS & ISSUES
The earlier sections of this report have sought to document and collate a significant
volume of information and highlight matters associated with land use and development
implications within the Avalon Corridor.

▪

This section seeks to further summarise this background work into a nominated list of
opportunities, constraints and issues, which in turn will influence the development and
preparation of the Framework Plan.

13.1 OPPORTUNITIES
The following ‘broad scale’ opportunities highlight the significance of the Avalon Corridor
and the variety of its combined attributes which are not found elsewhere within Victoria:
▪
▪

▪

▪
▪
▪

▪
▪
▪

Extensive areas of flat and broadly unencumbered land with immediate proximity and
located directly between Victoria’s two largest cities.
Princes Freeway and Geelong/ Melbourne rail corridor bisect the Avalon Corridor.
Both constitute regionally significant major transport assets which provide
substantial opportunity relating to the movement of freight and people and
facilitating wider regional connections.
Road access on the Princes Freeway to be augmented in future by the OMR
Transport Corridor, noting its alignment has been designated and formally protected
through relevant planning scheme controls.

▪

Substantial availability of open and undeveloped agricultural land to the north of the
Princes Freeway, which could theoretically benefit from close proximity of a major
source of recycled water.

▪

Potential to encourage agricultural activity on land north of the Princes Freeway
(where feasible).

▪

▪

Maintenance of the You Yangs as a regional landmark, including uninterrupted
foreground landscape views, and focus on this as a tourism ‘gateway’ and focal point
in the region.
Potential to create new gateway/entrance features on Princes Freeway to demarcate
the edge of metropolitan Melbourne at Werribee and the entrance to Geelong at
Avalon Airport.

▪

Development at Avalon Airport is controlled by a federally endorsed Master Plan
which anticipates major development and expansion of activities in coming decades.

Potential co-location of activities which have direct synergies with the ongoing
activities at the Wyndham RDF (or otherwise require buffers and separation from
urban areas).

▪

Avalon Airport has potential to expand without any time restrictions/ curfews, or
other operational constraints.

Potential to improve public access to the Port Phillip Bay coastline at appropriate
points.

▪

Potential to protect environmental values and biodiversity assets, including coastal
environs.

Avalon Airport has potential to substantially expand on its international status and
evolve into Melbourne’s second international airport to complement Tullamarine
Airport.
Avalon Airport has potential for a future rail link (associated with expanded
activities), which has been protected through a PAO.
Substantial availability of undeveloped land both on and surrounding Avalon Airport
and opportunity to leverage off future expansion of airport activities.
The state policy designation of Bay West within the Avalon Corridor as the preferred
location for Melbourne’s second port facility.

▪

Limited residential development to the south the Princes Freeway, except for the
small settlements to the west of Avalon Road.

▪

Transport opportunities associated with Fast Rail and Western Rail plans.

▪

Majority of the land to the south of the Princes Freeway accommodates the WTP,
which is in public ownership. This provides state government with opportunity to
maximise the value and use of the WTP site for the people of Victoria including
pursuing opportunities for private sector and community partners in areas such as
ecotourism, transforming waste into resources and intensive agriculture.
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The WTP is a long term, state significant infrastructure asset which will remain in
operation through the longer term to service metropolitan Melbourne. This ongoing
long-term operation provides a major opportunity relating to access to a significant
supply of recycled water, with potential use and application by farming and
agricultural sectors. Although a significant challenge associated with increasing use
of recycled water from the WTP for agriculture exists due to the high salinity of the
supply.

▪

▪
▪
▪

Potential to improve local and regional cycle/ shared path trail networks, including
the potential to complete missing link of the Port Phillip Bay Trail between Werribee Avalon- Geelong-Queensliff.
Potential for rehabilitated quarries to have an innovative end use such as recreation
or ecological protection in a changing climate.
Potential of the significant extractive resources in this region to help supply the
infrastructure and urban development needs for Melbourne and its growth.
Opportunity to enhance and protect cultural heritage values in the corridor.

13.2 CONSTRAINTS
▪

Potential for future increased traffic and/ or traffic incidents to impact on the
functional operation of the Princes Freeway as the main regional access road
between Melbourne, Geelong and beyond.

▪

The extent of residual land contamination within large sections of the WTP site due
to historic land use activities. Although such contamination can be managed in an
ongoing capacity as part of Melbourne Water’s land management, its existence
precludes other potential activities (such as commercial agricultural uses), unless the
contamination is removed and the land fully remediated, which comes at substantial
cost.

▪

The current costs associated with recycling water to a usable standard in agricultural
practice is extremely high (i.e. removing salt content), and not currently economically
viable for full scale commercial use.

▪

Significant environmental assets including: native grasslands, riparian corridors,
coastal environs and Ramsar wetlands, which require appropriate protection and
management.

▪

Location of substantial habitats for various species of migratory birds.

▪

Requirements for buffer separation from quarries (both current and future),
Wyndham RDF and Point Wilson Munitions Facility.

▪

Strong policy position to maintain an green break between Geelong and metropolitan
Melbourne.

▪

Landscapes of identified value surrounding the foreground of the You Yangs.

▪

The impact of future development, including expansion of services/road networks on
critically endangered grassland EVCs, and the need for any works to be informed by
any biodiversity present.

▪

Open ‘broadacre’ landscapes to the north of the Princes Freeway which are visible
from numerous vantage points and form broader foreground views of the You Yangs.

▪

Location of small cluster of rural residential type properties located to the west of
Avalon Road.

▪

Presence of sites of cultural heritage significance, restricting development potential
or requiring further investigation.
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13.3 ISSUES
▪

Potential amenity impacts for existing residential properties in Lara & Little River
associated with potential significant and unrestricted future expansion of Avalon
Airport.

▪

Need to protect and enhance traffic movement on Princes Freeway major regional
vehicle movements between Melbourne and Geelong and associated risks to speed
freight access and movement to be impacted by increasing traffic, or crash incidents.

▪

Ensure protection of future Bay West for long-term without constraining operations
or limiting efficiency of landside linkages.

▪

The true extent of the future impacts of emerging technology on all aspects
of industry, manufacturing, food production, freight logistics/ distribution and
employment.

▪

Future strategic opportunities needing to ideally focus on employment generation.

▪

Ensuring protection of the ongoing long-term operations of the WTP.

▪

Potential of further fragmentation of rural land located to the north of the Princes
Freeway.

▪

Potential for small scale and/ or incremental land use and development to be in
conflict with broader strategic aspirations.

▪

Potential conflicts between land north of the Princes Freeway with identified
landscape value.

▪

Potential conflicts between EIIA’s and SERA’s and designated green wedge land and
the Western Grassland Reserve.

▪

Climate change and potential impacts of flooding, inundation and sea level rise.

▪

Need to further undertake assessments of cultural heritage significance for large
tracts of the Avalon Corridor, including Melbourne Water WTP landholdings (as
recommended by WTOAC in the Cultural Values Assessment).

Views of the Avalon Corridor from the You Yangs
hansen partnership pty ltd
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14 TOWARD A CONCEPTUAL FRAMEWORK PLAN
The earlier sections of this report have sought to document and collate a significant
volume of information highlighting matters associated with a variety of land use and
development implications within the Avalon Corridor. Accordingly the following sections
effectively build upon the background findings and analysis with a view to making specific
recommendations based on the future development potential of the Avalon Corridor,
which is also spatially documented on the overarching Framework Plan.

14.1 MAJOR LAND USES & INFLUENCES
The analysis and discussions up until this point have demonstrated the significant
diversity of competing issues and interests within the Avalon Corridor. These have
been spatially illustrated on Figure 18, to clearly highlight major land uses and critical
considerations that the Framework Plan will need to contemplate and address. Critical
aspects of this plan can be summarised as follows:
▪

The extent of land area influenced by the future expansion of the Avalon Airport to
full capacity (i.e. noise contours and building height restrictions).

▪

The extent of buffers and separation distances associated with various land uses
such as quarries, landfill site and Point Wilson Munitions Storage.

▪

The future location of Bay West Port at the WTP and its landside connections to the
Princes Freeway and the OMR Transport Corridor.

▪

The extent of designated Green Wedge Zone land within the WCC and small area of
the designated Western Grasslands Reserve.

▪

The extent of the Avalon Corridor which encompasses the WTP site.

▪

The location of the Youth Justice Facility at Cherry Creek.

▪

The location and alignment of the potential airport rail link and the OMR Transport
Corridor, including connections with the regionally significant Princes Freeway.

▪

The land located inside the current metropolitan UGB and being designated within
future PSP areas.

▪

The acknowledgement of the visual significance of the Your Yangs and its foreground
landscapes.

▪

Designation of parts of the the Avalon Corridor as a SERA.

▪

The extent of important flora and fauna habitat along the coastal foreshore.

▪

Significant flora, fauna and ecological communities extending beyond the coastal
foreshore. The Ramsar site boundary includes all of WTP. Specific environmental
values across WTP are protected by the Flora and Fauna Guarantee Act (FFG Act State) and EPBC Act (Federal). Land use changes and significant activities require
referral to the relevant state and federal government departments.
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14.2 KEY DRIVER & ROLE OF FRAMEWORK
PLAN

14.3 TRANSPORT RELATED SYNERGIES &
DISPELLING MYTHS

The key driver of the Avalon Corridor Strategy is to acknowledge the strategic importance
of the corridor and to protect the ongoing potential for land use and development of state
importance, both now and into the future. The Framework Plan seeks to identify the key
influences which can be currently envisaged, and also to broadly consider the influence
of technological advancement that cannot be fully known and appreciated at this point in
time.

In order to inform the opportunities and directions of the Framework Plan, it is important
to understand synergies and locational attributes associated with different modes of
transport, including road, rail, air and sea. Understanding their role will in turn will function
to potentially dispel myths relating to their synergies.

Noting this key driver, it is not the role of the conceptual Framework Plan to contemplate
and spatially map out all potential/ future land uses and development. As such the
conceptual Framework Plan does not constitute a more detailed PSP, rather is a high level
plan that focuses on land use and development which can be deemed to be of state level
significance.

Accordingly through stakeholder engagement with Infrastructure Victoria, it was
highlighted that there are no direct synergies between port and airport activities, which
particularly related to the types of freight preferred by each mode, i.e.:
▪ Sea freight typically handles large bulky items (generally of low value)
▪ Air freight typically handles small items (generally of high value)
This simple and practical understanding of the role and modes of transport removes the
nexus between ‘theoretical’ synergies between Bay West and Avalon Airport, given there
would be no direct link between air freight movements through Avalon Airport and sea
freight through Bay West (should it be facilitated in future). However there are direct
synergies to be drawn between modes of sea and rail, as both typically handle large
bulky items over long distances. Noting this, Infrastructure Victoria further advised that
they were considering other intermodal facilities such as WIFT to be associated with the
consideration of the Bay West port option.
Furthermore, the state government has already nominated the WIFT at Truganina as one
of a series of such facilities to service the future freight transport needs of Victoria and
have committed $5 million to pre-feasibility studies. This coupled with Infrastructure
Victoria’s own investigations of the Bay West port option with associated freight handling
and intermodal freight facilities effectively designates these two initiatives as being of
key State level importance within the broader freight and logistics networks.
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14.4 A CRITICAL QUESTION OF TIMING

14.6 PRECINCTS - NORTH & SOUTH

SOUTH PRECINCT

A critical question regarding the Framework Plan is with respect of timing of various
influential elements, which in turn will influence other land use and development
initiatives and aspirations within the Avalon Corridor. The major elements of influence for
the Framework Plan include:

Based on the extent of background analysis and spatial consideration of the Avalon
Corridor, two broad level precincts have been identified; being land delineated either
north or south of the Princes Freeway. These identified North and South Precincts
have been utilised to spatially differentiate the Avalon Corridor based on land use, land
ownership and landscape considerations, The further designation of sub-precincts
functions to allow for targeted strategies and objectives to be developed during the
preparation of the Framework Plan.

The South Precinct includes all land located to the south of the Princes Freeway.
Landownership and existing land use plays a large role in defining this area, noting that
the WTP covers approximately three quarters of the South Precinct. Other larger specific
land holdings within the South Precinct includes: Avalon Airport, former Cheetham
Saltworks, Mountain View Quarry and Point Wilson Munitions Facility;

▪ The long term status of the third cross runway, and whether it is likely to be ultimately
required and constructed.

NORTH PRECINCT

▪

The alignment of the Princes Freeway creating a land use barrier/ buffer.

▪ Construction of improved public transport connections to Avalon Airport.

The North Precinct includes all land located to the north of the Princes Freeway. Apart
from township residential and surrounding rural residential land use associated with
both Lara and Little River, the North Precinct is characterised by open rural landscapes/
‘broadacre’ rural land with limited development. With limited canopy vegetation (other
than in isolated patches and along road corridors), substantial open views towards the
You Yangs are available throughout the North Precinct, including glimpsed views along
the Princes Freeway corridor.

▪

The extent of mature vegetation along the southern side of the Princes Freeway
which limits views into and across the South Precinct.

▪

The flat and predominantly featureless topography, with no landforms such as the
You Yangs to frame or draw focus.

▪

The limited road access points and the lack of any established township settlements
(other than limited pocket of dwellings to the west and south of Avalon Road).

▪ The further expansion of international flights at Avalon Airport.
▪ Construction of the second parallel runway.

▪ The uptake of developable land within the Avalon Airport site.
▪ Construction of the OMR Transport Corridor.
▪ Timing for development of Bay West as the preferred site for Melbourne’s second
container port.
▪ Construction of WIFT at Truganina.
▪ Technological advancement and potential reductions in cost for recycling water for
agricultural reuse (i.e to reduce salt levels).
As the delivery of any of these matters are outside of the immediate control of this study
it is difficult to anticipate their timing. However there is still a role for the Framework Plan
to broadly consider such matters of State significance and their influence over future land
use and development within the Avalon Corridor.

14.5 FUTURE URBAN DEVELOPMENT
With regard to the potential for urban development, Plan Melbourne and other strategic
documents such as the Greater Geelong Settlement Strategy are clear in the objective
to protect green wedge and peri-urban areas, and to maintain a green break between
Geelong and Melbourne (Wyndham).
By virtue of these policy positions it effectively precludes at State level the consideration
of urban development and urban settlement expansion within the Avalon Corridor. In
context of this policy position, this study has not sought to consider potential urban
development, rather has focused on appropriate land use designation within the corridor
to build upon on its strategic assets and opportunities, whilst not undermining the intent
for green wedge and peri-urban areas.
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The Wyndham RDF/ Holcim Quarry and the Cherry Creek Youth Justice Facility are also
located to the north eastern corner of the North Precinct. Additionally the precinct
potentially contains substantial tracts of potential stone resources designated as
EIIA land and/or SERAs. Further investigations will be required to determine the
appropriateness of this land for quarrying and to assess potential impacts against other
objectives and values within the Corridor.
NORTH SUB-PRECINCTS
In order to spatially categorise the north precinct, the following sub-precincts have been
identified:

Despite these major land uses, the South Precinct is particularly ‘hidden’ through a
combination of the following factors:

SOUTH SUB-PRECINCTS
In order to spatially categorise the south precinct, the following sub-precincts have been
identified:
▪

Avalon Airport and surrounding environs

▪

Western Treatment Plant (WTP) and environs

▪

Bay West and environs

▪

Lara and Little River townships

▪

Princes Freeway corridor (south side)

▪

Open rural landscapes/ ‘broadacre’ rural land

▪

Existing settlement areas west of Avalon Road

▪

Avalon Airport Gateway

▪

Coastal environs

▪

Land within the UGB/ OMR Transport Corridor alignment
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15 FRAMEWORK PLAN
Referring back to the project aims, these are:
To develop a guiding Framework Plan, with a time frame to 2050, to identify:
▪ Land in the Avalon corridor to be protected for its environmental, cultural and landscape
values.
▪ Land with capacity to be developed for infrastructure and other complementary
employment generating uses.
▪ Issues such as land capability and national and state infrastructure planning, broadly
supported by economic analysis.

15.1 FRAMEWORK PLAN OBJECTIVES &
STRATEGIES

15.2 SOUTH PRECINCT OBJECTIVES &
STRATEGIES

OBJECTIVE

The objectives and strategies for the South Precinct are framed around identified subprecincts, which include:

The overarching Framework Plan objectives are:
▪

▪ Measures required to maintain a green break between Melbourne and Geelong.
In response to these project aims the spatial Framework Plan is shown at Figure 20 and
is the synthesis of the background investigations and analysis as documented throughout
this report.
Specifically, the Framework Plan will provide an overarching policy document against
which all future detailed land use investigations and development concepts will be guided
by and assessed against. In developing the Framework Plan the background investigation
and analysis has been distilled into a series of ‘objectives’ and ‘strategies’, which in turn
will inform and underpin the spatial representation of the Framework Plan.
The ‘objectives’ and ‘strategies’ are also framed in context of those which apply to the
overall Avalon Corridor, and more specific ones which apply to nominated precincts and
selected sub-precincts.
However it is also highlighted that the Framework Plan cannot anticipate all potential land
use and development proposals of State or regional significance, therefore needs to be
flexible enough to be able to consider alternate outcomes which have not previously been
identified.
Details relating to the implementation of the Framework Plan and its strategic
recommendations are also outlined in Section 15. However a key recommendation
associated with the Framework Plan is to prepare a PSP for Avalon Airport and
surrounding land designated for future development. The intent of the PSP is to further
investigate future land use and development outcomes, including: siting, servicing,
access, land use mix and staging.

▪

To identify and protect land within the Avalon Corridor for major land use and
development of strategic importance with a view to avoid piecemeal decision
making, which has the potential to erode larger scale strategic opportunities of state
significance.

▪ Western Treatment Plant (WTP) & environs

To acknowledge and protect land within the Avalon Corridor which has nominated
environmental, biodiversity and cultural heritage values.

▪ Coastal environs

STRATEGIES
The strategies to achieve the overarching Framework Plan objectives are:
▪ Maintain and reinforce green break between Geelong and metropolitan Melbourne and
discourage substantial future population growth within existing settlements beyond
that outlined in current strategies.
▪ Protect ongoing and future expanded operations of Avalon Airport.
▪ Centralise future commercial/ business/ industrial development on land located south
of the Princes Freeway at Avalon Airport and on designated surrounding land.

▪ Princes Freeway corridor (south side)
▪ Existing settlement areas west of Avalon Road
Objectives and strategies for each are addressed in turn below.

15.2.1 AVALON AIRPORT & SURROUNDING ENVIRONS
OBJECTIVE
The designated objective for Avalon Airport & surrounding environs is:
▪

To support and facilitate the major expansion of Avalon Airport and to leverage
opportunity for commercial/ business/ industry development which benefits from
airport function.

▪ Undertaken a PSP for Avalon Airport and designated surrounding land to investigate
future land use and development outcomes, including: siting, servicing, access, land
use mix and staging.

STRATEGIES

▪ Encourage strategic land uses with a focus on employment generating activities.
▪ Protect and enhance traffic movement on major roads (current and proposed) and rail
corridor.

▪ Acknowledge future expansion of Avalon Airport consistent with the Avalon Airport
Master Plan (or future updates), including potential for substantial increase in airport
traffic and possibility of two additional runways.

▪ Ensure sustainability principles are embedded into all future land use and
development.

▪ Ensure Avalon Airport remains the critical focus of commercial and industrial
development south of Princes Freeway.

▪ Ensure impacts of climate change, including sea level rise, are considered and
appropriately mitigated as part of all future land use and development.

▪ Acknowledge opportunities for airport and related commercial development
surrounding Avalon Airport, but apply the following priorities to future development on
and surrounding Avalon Airport:

▪ Protect green wedge/ rural landscapes and environmental features of identified value.
▪ Protect areas of acknowledged environmental importance, including grasslands,
coastline and Ramsar wetlands.
▪ Protect non-urban land areas within the Avalon Corridor for their agricultural, cultural
and landscape values, as well as safe-guarding strategic infrastructure assets (in
accordance with planning provisions).
▪ Protect ongoing operations of the WTP, and its role in the treatment of more than 50%
of Melbourne’s sewage, protection of locally, regionally, nationally and internationally
significant biodiversity.
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▪ Avalon Airport & surrounding environs

▪ Protect identified SERAs and/or EIIAs in order to retain potential to develop extractive
resources to meet the construction demand and supply for stone and sand in the
Greater Melbourne and Geelong areas.

The strategies to achieve this objective are:

▪ Priority 1: Airport land – development to be consistent with Avalon Airport Master
Plan.
▪ Priority 2: Airport related – ensure development of land immediately surrounding
the airport for activities which specifically benefit from airport function/ location.
▪ Priority 3: Non-airport related – discourage non-airport related activities, but if
considered ensure it does not negatively impact on the functional operation of the
airport.
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View towards Avalon Airport from the WTP and with longer range open views to the You Yangs
hansen partnership pty ltd
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▪ Acknowledge the need to undertake additional investigations regarding the
designated nationally significant wetlands located to the west and sound of Avalon
Airport, and the impact that the appropriate management and mitigation of potential
environmental/biodiversity impacts may have for the future development of this land
▪ Consider the direct and indirect impacts of the potential development of Avalon Airport
and surrounding land on the adjacent Ramsar sites.
▪ Encourage a new ‘gateway element’ at Avalon Airport as a new visual marker for the
entrance to Geelong.
▪ Require suitable setbacks and landscape buffers along Avalon Road.
▪ Acknowledge ongoing activity and operations of Point Wilson Munitions Facility.

15.2.3 BAY WEST & ENVIRONS
OBJECTIVE
The designated objectives for Bay West & environs are:
▪
▪

To recognise Bay West as the location of Melbourne’s second container port, which
is supported by state policy.

STRATEGIES

▪ Identify opportunities for artistic gateway treatments along Princes Freeway at Avalon
Airport and the potential future Avalon Airport Rail Link.

The strategies to achieve these objectives are:

15.2.2 WESTERN TREATMENT PLANT & ENVIRONS
OBJECTIVE

▪ As an immediately priority implement necessary planning zone and overlay controls to
protect long term development opportunities associated with Bay West.
▪ As a priority, undertake environmental and cultural heritage impact assessments for
preferred location of Bay West
▪ Defer to the findings and recommendations of Infrastructure Victoria regarding Bay
West, in addition to the Victorian Freight Plan 2018 and further follow on investigations
and advice provided by DoT.

The designated objectives for the WTP & environs is:
▪

To ensure the long term functional operation of the WTP and its role relating to
resource recovery and contribution to a circular economy.

▪

To support opportunities for sustainable and beneficial recycled water use.

▪

To encourage sustainable forms of energy generation.

▪

To recognise Bay West as the location of Melbourne’s second container port, which
is supported by state policy, and will require land acquisition within the WTP site.

STRATEGIES
The strategies to achieve these objectives are:

The designated objective for existing settlement areas west of Avalon Road is:
▪

To acknowledge these existing settlements and to address their visual amenity
through future layout and design of land use and potential development of land
surrounding Avalon Airport.

STRATEGIES
The strategies to achieve this objective is:
▪ Acknowledge existing residential dwellings and rural land use to west of Avalon Road,
but discourage further residential development.
▪ Protect visual amenity through suitable setbacks and landscape buffers required to
the east side of Avalon Road.

15.2.6 COASTAL ENVIRONS
OBJECTIVE

15.2.4 PRINCES FREEWAY CORRIDOR (SOUTH SIDE)

The designated objective for the Coastal Environs is:

OBJECTIVE

▪

The designated objective for the Princes Freeway Corridor is:
▪

To create a substantially landscaped vegetation corridor along the south side of
the Princes Freeway, with the inclusion of an off road shared path/ bike path as
part of the regional network (i.e. Port Phillip Bay Trail : Werribee-Avalon-GeelongQueenscliff)

STRATEGIES

▪ Acknowledge and protect ongoing operations of the WTP.

The strategies to achieve these objectives are:

▪ Encourage complete range of land uses and activities on the WTP site which broadly
relate to water recycling and reuse, as well as sustainability and environmental
protection.

▪ Encourage landscaped vegetation buffer along full extent of Princes Freeway.

▪ Encourage the investigation of recycled water for viable uses within and surrounding
the Avalon Corridor.

OBJECTIVE

To protect the long term opportunity to facilitate Bay West through the application of
appropriate planning zone and overlay controls.

▪ Acknowledge ongoing activity and operations of Mountain View Quarry.

▪ Acknowledge land identified as EIIAs and land with authorised quarries.

15.2.5 EXISTING SETTLEMENT AREAS WEST OF AVALON
ROAD

To protect the coastal environment, including areas of acknowledged environmental
importance, including coastline and Ramsar wetlands, and enhance public
knowledge and appreciation.

STRATEGIES
The strategies to achieve these objectives are:
▪ Protect areas of environmental importance, through relevant policy frameworks.
▪ Encourage targeted and controlled public access links to Port Phillip Bay along the
coastline.
▪ Investigate and address impacts of sea level rise and coastal erosion.

▪ Encourage off freeway bicycle path to connect in with broader regional bike path
networks, including connections to the northern areas of Little River, Lara and the You
Yangs.

▪ Encourage expanded opportunities for alternative forms of energy generation on WTP
site, including: biofuels, solar capture and wind generation etc.
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Port Phillip Bay coastal foreshore of the WTP
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15.3 NORTH PRECINCT OBJECTIVES

15.3.2 OPEN RURAL LANDSCAPES

The objectives and strategies for the North Precinct are framed around identified subprecincts, which include:

OBJECTIVE

▪

Lara & Little River townships

▪

Open rural landscapes

▪

Avalon Airport Gateway

▪

OMR Transport Corridor alignment and land within UGB

Objectives and strategies for each are addressed in turn below.

The designated objective for open rural landscapes is:
▪

To protect the open rural landscapes and viewsheds towards the You Yangs.

▪

To protect identified green wedge land for agricultural and non-urban land use.

▪

To acknowledge land identified as SERAs.

The strategies to achieve these objectives are:
▪ Discourage the further fragmentation of land.

OBJECTIVE

▪ Discourage small scale/ incremental development which would be in conflict with
broader land designations.

The designated objectives for Lara & Little River are:

▪ Discourage large scale buildings which would interrupt You Yangs viewsheds.
▪ Implement appropriate planning controls to protect areas of acknowledged landscape
and/or cultural heritage value.

▪

To acknowledge the existing settlement areas of Lara and facilitate residential
development in line with current polices/ Lara Structure Plan.

▪

To acknowledge the existing settlement areas of Little River, but discourage
residential/ township expansion.

15.3.3 AVALON AIRPORT GATEWAY

▪

Protect future operations of Avalon Airport from residential encroachment.

OBJECTIVE

▪

To acknowledge land to the north of Little River identified as SERAs.

The designated objective for the Avalon Airport Gateway is:

STRATEGIES

▪

To protect the potential opportunity for the Avalon Airport rail link.

The strategies to achieve these objectives are:

▪

▪ Implement residential land-use planning in line with the Lara Structure Plan and
Greater Geelong Planning Scheme.

To protect the visual amenity of the potential Avalon Airport rail link corridor as the
future gateway entrance to Avalon Airport.

STRATEGIES

▪ Investigate a permanent settlement boundary for Little River and implement
appropriate planning controls which discourage the residential/ township expansion.

The strategies to achieve these objectives are:

▪ Implement appropriate planning controls which highlights potential noise impacts from
Avalon Airport.

▪ Discourage development which would visually detract from the future Avalon Airport
gateway entrance.
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OBJECTIVE
The designated objectives for the OMR Transport Corridor alignment and land within UGB:
▪

To acknowledge the future alignment of the OMR Transport Corridor and its
connection with the Princes Freeway.

▪

To identify opportunity for artistic gateway treatment at the future intersection of the
OMR Transport Corridor with the Princes Freeway.

▪

To support and protect ongoing future operations of the Wyndham RDF/ Holcim
Quarry.

STRATEGIES

▪ Encourage broad scale rural/ agricultural activity.

15.3.1 LARA & LITTLE RIVER TOWNSHIPS

15.3.4 OMR TRANSPORT CORRIDOR ALIGNMENT & LAND
WITHIN UGB

STRATEGIES
The strategies to achieve this objective is:
▪ Encourage a new ‘gateway element’ at the future OMR Transport Corridor as a new
visual marker for the entrance to Werribee.
▪ Implement appropriate buffers associated with Wyndham RDF/ Holcim Quarry.
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16 IMPLEMENTATION
16.1 FRAMEWORK PLAN IMPLEMENTATION
The Avalon Corridor Strategy provides a long-term strategic vision of the Avalon Corridor
to ensure planning decisions on individual sites are made in context of the broader vision
for the corridor. By nature of its overall scope and focus, the Avalon Corridor Strategy
has been tasked with assessing an extensive area of land, which extends from the outer
edge of Geelong to the outer edge of the Werribee.
The key output of the Avalon Corridor Strategy is the Framework Plan, which outlines
the broader pattern of land use within the entire corridor. However as a consequence
of scale the Framework Plan is broadscale in focus, and therefore does not ‘drill down’
to the next strategic planning assessment level, which typically speaking would be
facilitated through a PSP process or similar.

Werrribee Urban Interface
The Werribee urban interface area as illustrated on the Framework Plan will be subject of
further detailed investigations and concept planning associated with the preparation of
numerous PSPs in the area. The largest designated PSP in this area is known as Werribee
Junction. This PSP is to be led and developed by the VPA in collaborations with WCC.
The Werribee Junction PSP has been earmarked for potential for employment uses
focused on industry and logistics, with potential for a small area of residential land and
associated open space. Land use considerations relating to industry and logistics will
likely benefit from locational proximity to Avalon Airport and the future Bay West and
OMR Transport Corridor.

Avalon Employment Precinct
While the Framework Plan sets out the broader directions for land use and development,
it will be necessary for further detailed work to be completed to assess a range of
specific land use/ development issues and options at and surrounding Avalon Airport.
The Framework Plan identifies land which has potential for commercial/ industrial airport
related development given locational attributes and proximity to Avalon Airport. However
it is not a matter of simply rezoning and redeveloping individual sites around the airport
on a piecemeal basis, as this could undermine the intent of why the Avalon Corridor
Strategy is being prepared i.e. the significant opportunities provided by an integrated
airport and related commercial business precinct focussed on Avalon Airport.
Therefore it will be necessary to prepare a PSP which will function to strategically
consider the optimal arrangement and integration of future land use and development of
land surrounding the Avalon Airport, and would be broadly guided by the Avalon Corridor
Strategy and Framework Plan.
Generally, for all land immediately surrounding Avalon Airport, there is implied potential
for future airport related commercial / industrial development. But it is not simply a
matter of rezoning the land to an appropriate zone and leaving it up to the market to
facilitate development.
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It will be the role of the PSP to investigate and develop an appropriate response to key
matters prior to development proceeding. Typical issues to be considered include (but are
not limited) to the following:

It is also highlighted that the Framework Plan contains numerous elements which fall
outside of the immediate control of Greater Geelong & Wyndham Councils to influence or
implement, with these relating to matters of state significance such as:

▪

Integration with and consideration of the Avalon Airport Master Plan (current and
future updates).

▪ Avalon Airport being granted approval for further international flights

▪

Overall road access planning (i.e. for the airport, wider surrounding precinct and
broader regional context);

▪ Construction of the OMR Transport Corridor

▪

Public transport/airport rail link access (i.e. via existing PAO reservation or other
access solution);

▪

Appropriate treatment of external boundaries and interfaces;

▪

Land use budget/ land use location/ land use mix;

▪

Building form, siting and scale;

▪

Precinct drainage/management and mitigation (including design of a proper drainage
system to address best practice environmental management);

▪

Addressing and responding to climate change impacts, including adaptation and
mitigation of potential sea level rise;

▪

Ecological assessment and response, including undertaking detailed flora and fauna
surveys (as required) to identify and appropriately address biodiversity values as part
of and land use and development change;

▪

A detailed cultural heritage impact assessment;

▪

Appropriately addressing major infrastructure easements (i.e. major oil pipeline);

▪

Infrastructure servicing and staged provision;

▪

Land demand and development staging, and

▪

Assessment of improved development opportunities created through land assembly
consolidation etc.

▪ Construction of improved public transport connections to Avalon Airport
▪ Construction of Bay West as the preferred port option and its potential construction
Notwithstanding this, there are a range of other matters which each council can
influence and implement. Accordingly the range of identified objectives and strategies
can be implemented through the following methods.
Implication of Planning Policy
▪

Incorporate necessary policy references within the Planning Policy Framework (PPF),
including State, Regional, Local and MSS of both the Greater Geelong and Wyndham
Planning Schemes.

▪

Incorporate necessary policy references within the G21 Regional Growth Plan.

Application of Zones and Overlays
▪

Implement overlay controls to address airport noise contours and building height
restriction associated with the functional operation of Avalon Airport.

▪

Implement required zones and overlays in the short term to protect long term
development opportunities associated with Bay West.

▪

Investigate the potential to have a single rural type zone within the Avalon Corridor,
which is currently split between the Farming Zone (Greater Geelong) to Green
Wedge Zone (Wyndham).

Functionally speaking, the PSP would be informed and guided by the broader findings,
conclusions and recommendations of Avalon Corridor Strategy. The preparation of a PSP
would enable the consideration of all specific issues at a detailed and comprehensive
level, to achieve the best outcome for the entire airport precinct, rather than seeking to
address issues on a site by site basis, which could lead to a fragmented assessment,
consequently undermining the opportunity to maximise the potential to development this
area as a fully integrated airport and related precinct.
Given a PSP functions to take a precinct wide approach, it allows precinct wide issues to
be considered and addressed. For example, through the preparation of a precinct wide
transport management strategy and precinct wide drainage catchment strategy, where
an optimal response to such matters can be embedded into the PSP. This process then
also allows the preparation and implementation of a Development Contributions Plan
(DCP) to fund required items, such as drainage as one particular example.
hansen partnership pty ltd
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Former Cheetham Salt Works site with longer range open views to the You Yangs
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16.2 OTHER WORK TO BE UNDERTAKEN
The Framework Plan functions as high level strategic planning strategy to guide future
land use and development. However, the Framework Plan is not resolved to a level to
contemplate and spatially map out all potential/ future land use and development, nor
address every potential issue to a specific and detailed level. Accordingly, the next
level of detailed strategic analysis will be captured by other formal steps involved in the
consideration of the future land use and development, including:
▪

Planning Scheme Amendment process to implement aspects of this strategy;

▪

Preparation of detailed PSPs for key future development areas; &

▪

Required statutory approvals for site specific proposals.

Following below is further strategic work which should be undertaken following the
formal adoption of this strategy. This list is not exhaustive, and other items of work are
likely to be identified in due course. Future work to be undertaken includes:
▪

▪

▪

▪

▪

▪

▪

Relevant state government department/s to urgently investigate the implementation
of appropriate planning scheme mechanisms to protect future potential alignment/s
to facilitate the Bay West Port.

▪

▪ Upgrades of Beach Road and Avalon Road interchange to accommodate future
passenger and freight growth .
▪

Wyndham City Council and/or the VPA to continue the preparation of the Werribee
Junction PSP in a manner that is consistent with the high-level objectives and land
use guidance of the Avalon Corridor Strategy.

▪

CoGG, Wyndham City Council and/or the VPA to ensure that during the preparation
of PSPs and/or the consideration of all land use and development proposals, the
following is considered where appropriate:
▪ EPA publication 1642;
▪ Ministerial Direction No. 1 and the General Practice Note on Potentially
Contaminated Land (PPN30);
▪ Provision of appropriate separation distances for all industries with potential
adverse amenity impacts; and the ‘agent of change’ principle (i.e. a person
or organisation who introduces a new use or development in an existing
environment [i.e. the ‘agent of change’], has a degree of assigned responsibility
for mitigating impacts of existing lawful operations [e.g. dust, noise and odour]).

▪

Relevant state government department/s to undertake further work to assess
potential environmental and cultural heritage impacts of major infrastructure
projects, such as the Bay West Port.

▪ Resilience for longer-term freight security – including backup routes in case of
closure and functional limits on bridges and culverts.

CoGG, WCC, DELWP and WTOAC to undertake further analysis and investigation
regarding the potential expansion of the SLO to address cultural values, noting that:
▪ The Cultural Values Assessment completed for the Avalon Corridor Strategy
included a recommendation from the WTOAC to look at extending the SLOs for
the You Yangs (Wurdi Youang) and Anakie Ranges.

Relevant state government department/s to undertake a further work to analyse
timing, sequencing and delivery of major various projects within the Avalon Corridor
(i.e. OMR Transport Corridor, Bay West etc).
Relevant state government department/s to undertake further work to preserve the
functional importance of the Princes Freeway and rail link between Werribee and
Geelong including considerations of:

CoGG and/or the VPA and DoT to assess movement and access in developing the
PSP, including:
▪ The long-term role of Point Wilson Road for passenger and freight access to
Avalon airport and access to Little River.

Relevant state government department/s to undertake further work to assess
potential buffer requirements around high value biodiversity areas for prevention
of noise/light/pollution impacts, particularly with regard to migratory birds around
Ramsar wetlands and WTP.
Relevant state government department/s to advance acquisition and protection of
the Western Grasslands Reserve and to resolve any potential existing or future land
use conflicts within the reserve.

CoGG and/or the Victoria Planning Authority (VPA) to commence the preparation
of a PSP for the proposed employment precinct adjacent to Avalon Airport (refer
to Section 16 for further discussion and detail on the role and function of the PSP),
including:
▪ Undertake detailed environmental assessments of land immediately to the
west of Avalon Airport to consider potential impacts of future development on
identified nationally significant wetlands.

Relevant state government department/s to undertake further work to address
connectivity and expansion of significant biodiversity and native vegetation areas,
including Ramsar sites, coastal reserves, waterways/wetlands, conservation
reserves, patches of native vegetation and biosites etc.

▪ Safeguarding against climate change – sea level rise, intense rainfall and
increased flooding.
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▪

▪ This request is influenced by current work of DELWP, which is considering the
purpose and use of SLOs on a number of fronts, including whether SLOs are an
appropriate tool for protecting cultural heritage.
▪

CoGG and Wyndham City Council to work together to formally establish a township
settlement boundary for Little River to restrict further urban/residential expansion.

▪

Avalon Airport to finalise and incorporate the proposed ANEF into a revised Master
Plan, in consultation with relevant local, state and federal government departments/
agencies. Interim planning work for and around the airport (including the proposed
PSP for the Avalon employment precinct) to protect the option to develop a second
parallel and third cross runway, as signalled under the current 2015 Master Plan.
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Open rural / agricultrual landscapes north of the Princes Freeway within proximity of the You Yangs
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