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P O Box 235 PORTARLINGTON VIC 3223 

secretary@portarlington.asn.au 

Submission to DELWP in support of a Statement of Planning Policy 
for the Bellarine Peninsula 

A - PCA Overview  

The Portarlington Community Association (PCA) is the 40+ year old incorporated peak body 
that represents the interests of the community’s residents and stakeholders. On behalf of 
the community of Portarlington, the PCA appreciates the opportunity to make a submission 
on the Statement of Planning Policy currently being prepared by the Department of 
Environment, Land, Water and Planning (DELWP) concerning the October 2019 declaration 
of the Bellarine as a Distinctive Area and Landscape under the Planning and Environment 
Act 1987.  

B – Executive Summary  

This submission has been prepared by and on behalf of the Portarlington Community 
Association. Its members have enthusiastically participated in the discussion about the 
future of this town - and how its character can be maintained in harmony with the 
development pressures that are evident in our locality and across the Bellarine.  

The submission has been divided into a number of sections: 
1. Background – Outlining the relevance of the DELWP local workshops and the City of 

Greater Geelong (CoGG) 2017 Portarlington Structure Plan to the PCA’s views 
regarding future planning decisions for our community. 

2. The Bellarine – Portarlington Perspective – Defining what we mean by 
Portarlington’s character. 

3. Portarlington’s Urban Character – Our current environment. 
4. Desired Character – What we aspire to. 
5. Issues and Threats – What we’re dealing with now. 
6. Sustainable Future – The way forward, including by adhering to the objectives set 

out in the Planning and Environment Act. 
7. Appendix A – Support for sustainable viticulture on the Northern Bellarine 
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The PCA believes the underlying theme for the Policy Statement must be the pursuit of 
responsible stewardship of this area by ensuring sustainability principles are applied to 
decision-making - and that there is a built-in process of review and testing of outcomes.  

Our challenge is to welcome and embrace the inevitable growth and renewal of our 
community and its built environment – but to do so in way that preserves the special and 
iconic characteristics of our beautiful township and its natural coastal environment with its 
famous north facing beaches. We believe that the Policy Statement can be an appropriate 
facilitator of that outcome – but that it must be carefully tailored to meet the varied needs 
of the different communities and locations on the Bellarine.  

There is clearly a strong level of support in Portarlington and the North Bellarine for the 
declaration under the Planning and Environment Act, and for that declaration being 
specified, amplified and implemented by a Statement of Planning Policy. The 
implementation process must genuinely engage with the community and ensure strong 
support is maintained as the threats and opportunities are identified and detailed.  

The PCA will continue to be ready to assist in this process - and to facilitate discussion within 
our community.  

C – Submission 

(1) Background  

(a) It is recognized that there are a range of opinions and perspectives regarding future 
growth and development of the Bellarine. The PCA has a particular interest in the 
North Bellarine with a specific focus on Portarlington. There is strong support for the 
Victorian Government’s Distinctive Area declaration and the consequent preparation 
of a Statement of Planning Policy for this area that would underpin Local Planning 
Controls and Policies.  

(b) DELWP conducted a number of local workshops in the lead-up to that declaration. 
The views expressed in those workshops identified a number of key issues - some of 
which relate to the need to protect the environmental values of the area, the local 
character of our towns and villages together with the rural hinterland and coastal 
areas.  

(c) The underlying theme relevant to all levels of Government and the community is 
responsible stewardship. Planning, implementation and monitoring of performance 
are essential activities which must be articulated in the Policy Statement.  

(d) The City of Greater Geelong (CoGG) 2017 Portarlington Structure Plan states - There 
remains a significant amount of vacant urban lots available within Portarlington and 
the take-up has historically been low. Portarlington is also not an area identified for 
Growth under the G21 Regional Growth Plan. Residential development of 
Portarlington should focus on development of vacant sites and infill of existing sites 
to meet State and local policy to maintain a compact urban form and protect the 
defined settlement boundary. At the same time sensitive environmental assets, 
significant landscape character features and the non-urban breaks between 
settlements will be maintained and protected. The only area identified for future 
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residential growth is the area bounded by Geelong – Portarlington, Batman, Allens 
and Tower Roads, which includes the land known as the “Olive Grove”. The area is 
located within the settlement boundary and has been identified for future growth for 
a number of years. Development of this area should be undertaken in a staged 
manner to assist in dispersing land supply over a number of years and encourage 
infill development in other areas of the town.  

(e) It is clear that the drafters of the 2017 CoGG Structure Plan believed that 
development beyond the existing urban boundary would impact on the character of 
the township and therefore would not be supported over infill development at this 
time.  

(f) The PCA believes the above statement remains relevant today. However, 
developments since the drafting of the Structure Plan - particularly the 
commencement of a commuter ferry service to Melbourne - indicate that growth in 
the town’s population and demand for residential space in Portarlington is 
accelerating. A marked recent increase real estate sales and building activity in the 
town is clearly evident.   

 

(2) The Bellarine Peninsula - its Future and its Role – a Portarlington Perspective 
 

(a) The designation of Portarlington and the Bellarine as a “Distinctive Area and 
Landscape” under the Victorian Planning and Environment Act 1987 – and associated 
and/or consequential reviews of relevant City of Greater Gelong strategy and 
settlement plans - provides a last and best opportunity to influence the future 
growth and development of the built environment in a way that will maintain the 
special characteristics (as detailed in section 3 below) of the town and the Northern 
Bellarine.  

(b) The Bellarine is a large and diverse area. There are substantial differences in the 
nature and needs of the varying communities within it. Hence the planning policies 
and regulations that may be appropriate for newer communities such as Leopold or 
Armstrong Creek may be different from those that would be suitable for older 
coastal settlements such as Portarlington and Indented Head. The PCA is strongly of 
the view that the Planning Policy should avoid a “one size fits all” approach and 
instead embrace one based on the particular needs of each area and community. 

(c) In order for the PCA to articulate and advocate a shared community vision of our 
preferred future, it is desirable for us to describe what that would involve.  As stated 
in the 2017 Portarlington Structure Plan, Portarlington … will be the jewel of the 
Bellarine Peninsula. Our focus is a commitment to nurturing a vibrant, sustainable 
community, enhancing and maintaining our lifestyle, heritage and artistic pursuits. 

(d) This area is recognized for its world class natural attributes, active and passive 
recreational facilities and resources. The tapestry of rural landscapes and activities 
providing recreation and tourism opportunities contribute to the wellbeing of our 
residents and visitors. In the Geelong, world class education, medical and training 
facilities are at our doorstep, together with a commercial centre of regional and 
state significance.  
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(e) The population of both Melbourne and our region is growing at an unprecedented 
rate. Current projections are that Melbourne alone will be a metropolis of some 
eight million people by the middle of the century. Portarlington will be accessible by 
multiple high-speed transport modes, including a frequent cross-bay ferry service. 
The pressure for growth in the region and our township is inevitable and with that 
will bring desirable benefits of renewal and rejuvenation. Our challenge however is 
to develop a common position that will help control and guide growth in a way that 
doesn’t destroy or detract from the very characteristics that attract people here in 
the first place. The following key principles have been relevant to our considerations:  

(i) Protection of the unique character of Portarlington as a compact coastal 
township located within a sensitive environment and significant landscape 
setting.  

(ii) Maintenance of the compact urban form and avoidance of linear sprawl of the 
township.  

(iii) Ensuring that urban development does not occur outside the defined Settlement 
Boundaries shown on the Portarlington Structure Plan (Map 2).  

(iv) Support for the establishment of hard settlement boundaries that will restrict 
the encroachment of urban sprawl into surrounding rural land and natural 
habitat.  

(v) Recognition that an inevitable consequence of the above will be smaller 
residential allotments and more intensive development within appropriate 
zones.  

(vi) Support for infill development through the take up of vacant land in residential 
zones (having regard to the need for adequate provision of infrastructure).  

(vii) Preservation of the look and feel of a coastal town that blends with its natural 
environment.  

(viii) Provision of a diversity of housing options including sympathetically designed 
family homes and multi-unit developments – both owner-occupied and rental.  

(ix) Avoidance of excessively intrusive architectural designs – including enforcement 
of mandated setbacks, encouraging surrounding and in-structure foliage - and 
designs that complement the contours of the surrounding land.  

(x) Encouraging green design, including natural cooling and ventilation and storm 
water collection.  

(xi) Designation and protection of both terrestrial and maritime landscape and 
seascape vistas and view-cones.  

(xii) Support for and facilitation of ongoing farming and rural activities outside and 
adjoining town boundaries.  

(xiii) Support for and promotion of a vibrant and attractive commercial centre and a 
light industrial zone.  

(xiv) Facilitation of a community supportive of ageing in place – including through 
residential design, accessibility of services and provision of appropriate transport 
and mobility options and modes.  

(xv) Maintenance, facilitation and promotion of Portarlington as a holiday destination 
– particularly for residents of Melbourne and Victorian regional cities.  
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(3) Portarlington’s Urban Character  

(a) The town’s built environment is summarised as follows: 

(i) A number of historic residences, retail shops and public buildings dating from the 
19th Century. 

(ii) More contemporary residences which- are predominantly single and double 
storey structures constructed during 1970 – 2019 on the urban fringe or outer 
areas and a mix of styles along the coastal strip - with older pre- 1980 holiday 
dwellings and permanent dwellings in inner areas.  

(iii) Many of the older holiday dwellings are characterized by a simple design 
featuring some skillion style roofs and lightweight building materials. There has 
been a trend to renovating some of these dwellings in line with more 
contemporary designs.  

(iv) Low-to-medium density development steadily expanding on plentiful larger lots 
within the older established urban areas.  

(v) Wide landscaped streets that give Portarlington a unique feeling of openness 
where the bay and foreshore are visible from many vantage points throughout 
the township.  

(vi) The wide streets also enable verge areas and nature strips, providing softening of 
the urban development and built form of many structures as well as providing a 
permeable surface and physical separation of the roads.  

(vii) Topography comprising of predominantly low-lying residential areas along the 
coastal strip and eastern areas extending into Indented Head with higher land on 
the fringe and immediately at the rear of the commercial area extending south 
towards the rural areas in the south west.  

(viii) Camping and recreation areas along the foreshore to the west of Portarlington 
Pier and extending along the foreshore to Indented Head.  

(ix) Portarlington Pier and Safe Harbour providing berthing facilities for a commuter 
ferry and commercial and private boats. This precinct has a strong linkage to the 
township commercial area.  

(x) Substantial and well patronised sporting facilities at the Recreation Reserve, Golf 
and Bowls Clubs.  

(xi) An expansive coastal area providing north facing beaches and access points to 
the Bay as well as iconic views of the Bay, Melbourne and the hinterland beyond.  

(xii) Large areas of open space both along the foreshore area and adjacent to the 
town area (that will become increasingly vital for recreation as the township 
grows).  

(xiii) Relatively small commercial areas (of human scale), which can be negotiated by 
pedestrians, with supporting car parking. These areas have the capacity to 
expand and to provide the predominantly day-to-day services that are a feature 
of townships of similar size. The views of the bay and foreshore are also a 
significant feature of the commercial area.  
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(4) Examples of a desired character for the North Bellarine would be:  

(a) A community that celebrates and respects the involvement of the traditional owners 
in the management and planning for the area.  

(b) A predominantly rural and open landscape with iconic vistas and coastal areas 
supporting diverse recreation pursuits and opportunities.  

(c) Coastal towns and villages surrounded by rural areas and landscapes and seascapes 
that protect them from incremental and detrimental urban growth (which should be 
channelled into major service centres and established growth areas).  

(d) A recognizable and logical hierarchy of roles and services being identified which 
would clarify the role of the townships and the likely need for additional services and 
facilities.  

(e) A locally representative, responsive and accountable Local Government structure.  
(f) A vibrant and diverse community unified by a shared vision.   
(g) Neighbourhoods participating in the governance structures and community 

organizations that underpin their strength of purpose and commitment to the future 
- with a strong focus on responsibilities rather than rights.  

(h) Sensitively designed low profile accommodation facilities providing a diversity of 
accommodation for visitors to the area.  

(i) Easy access to various recreational facilities including walking/bike trails having the 
capacity to link sites of cultural and natural significance with accommodation and 
food outlets.  

(j) An efficient and integrated transport service linking our communities with major 
service centres and employment nodes together with regular ferry services linking 
the peninsulas and Melbourne and providing shoulder period opportunities for other 
Bay cruises.  

(k) Enhanced integration of transport to and within the Bellarine, (buses with trains and 
ferries) with improved modal interchanges, including at the Geelong Railway Station. 

(l) A tapestry of rural landscapes enhanced by opportunities for unstructured 
recreational opportunities and innovative farming and land use activities, supported 
in some key areas by world class accommodation facilities. 

(m) Controls that ensure no further fragmentation of rural holdings or intrusion into 
view cones and vistas.  

(n)  Sweeping vistas of Port Phillip bay from access roads to Portarlington and north 
south roads leading to/from Queenscliff. 

(o)  Planning controls based on recognition of the natural systems, areas of cultural 
importance and recognition of defined urban boundaries.  

 

(5) Current Issues and or Threats to the Urban Character  

(a) Prevalence of site-specific rezonings to facilitate otherwise prohibited 
developments.  

(b) The sharing of views and access points are under threat by development along the 
coastal strip and hinterland by intrusions with box-shaped dwellings exceeding 7.5m 
in height. 
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(c) Breaches/anomalies of Planning Controls in relation to height, site coverage setbacks 
and designs.  

(d) Coastal flood plains being compromised by inappropriate development and the use 
of high concrete slab floors instead of elevated piers that would allow the freer 
passage of floodwaters.  

(e) Lack of housing diversity and quality - especially in the public sector.  
(f) Environmental threats from sea level rise, coastal inundation and climate change 

effects. 
(g) Pollution of our foreshores - requiring innovative solutions to address pollution 

including a general reduction in single use plastics. 
(h) The need for an enlightened waste management system based upon waste 

reduction, re-use and community participation and education. 
(i) Lack of adequate funding for open space development – a review of developer 

contributions is required. 
(j) Government inertia at all levels and inability/reluctance to look beyond the 

immediate state and pursue more challenging and innovative outcomes. 

   

(6) Pursuing a Sustainable Future  

(a) The City of Greater Geelong Council and its administration claim to be attempting to 
build credibility and trust with the community. Local government’s role and genuine 
commitment will be critical to the success of the overarching Statement of Planning 
Policy for this area.  

(b) A test of just how serious all levels of government are will be adequate funding for 
further strategic planning projects and the time frames for the work. 

(c) The Planning and Environment Act 1987 provides the “Objectives of Planning in 
Victoria” (Section 4). It is clear that sustainability is a key principle to be addressed in 
any Planning Scheme Amendment. The vision for this area must therefore also 
recognize and apply the principles of sustainability. The following notes are 
presented in an attempt to explain how we should incorporate the principles in a 
decision-making framework:  

(d) Conservation of biodiversity and ecological integrity   

 The vision for this area must be based upon a pro-active and enlightened approach 
to protecting and enhancing these attributes and values.  

(e) Inter and Intra Generation Equity 

 Ensuring future generations have no lesser opportunities than those currently 
charged with the stewardship of the area.  

(f) Socio Cultural Diversity and Resilience 

 We must ensure that the traditional owners, interests and cultures are fundamental 
in setting the policy direction.  
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(g) Support for economic development 

 This principle is often set aside as incompatible with other ESD principles but we 
need to be engaged in the debate about what may be acceptable - and sustainable 
trade-offs.  

(h) Improvement of individual and community well-being 

 Strong and effective leadership, education and community engagement are required 
to establish a foundation that can survive the rigors of debate and political change.  

(i) Apply the Precautionary Principle 

 Planning controls which are aimed at ensuring the character and values of the area 
are not compromised by inappropriate development and actions.  

(j) Community participation and decision making  

 It is imperative that as part of any decision making there is an opportunity for 
community input - and this must be facilitated through a decision-making framework 
and administration that does not merely listen, but acts on the community input.  

(k) It is not about pursuing a balancing of key principles - but more about reconciliation 
of issues and principles aimed at achieving sustainable outcomes. Sustainability 
therefore must also be embedded in the management and planning for the area such 
that socio-cultural, environmental, administrative and economic issues are considered - 
without major tradeoffs.  Development that embraces these sustainability principles 
should be supported and encouraged.  

(l) We need to ask what do we want this area to be like in 50 years? The answer to this 
question should guide our objectives and provide the opportunity for realistic 
milestones and distribution of accountabilities - whether to individuals, agencies or 
NGOs.  

(m) The Portarlington Community Association supports the Bellarine as a Distinctive 
Area and Landscape under the Planning and Environment Act and believes that any 
major new development proposals within it must be consistent with the objectives of 
the Declaration 
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APPENDIX A – Sustainable Agriculture on the Northern Bellarine 
 

(i) As mentioned in items 4 (b) & (c) and elsewhere above, the PCA is strongly of the 
view that the desirable character of the Northern Bellarine should include 
preservation of a mix of predominant rural landscapes and activities.  

(ii) As part of our extensive community engagement process in the preparation of 
this document the Association was approached by a group of vignerons who 
maintain properties on land nearby to and abutting the town’s settlement 
boundaries. 

(iii) The vignerons made the point – which is endorsed by the PCA – that such rural 
landscapes and activities can only be practically continued and preserved from 
the pressure for urban subdivision if the enterprises concerned are economically 
sustainable. 

(iv) This is drawn into even sharper focus when the effects of climate change and its 
associated projected lower annual rainfalls are taken into account. 

(v) The PCA is therefore pleased to support the following position advocated by the 
local vignerons: 
a. Support for and facilitation of ongoing farming and rural activities outside 

and adjoining town boundaries. 
b. Lack of reasonably priced irrigation water is a major threat. 
c. The onset of Climate Change will cause lower future rainfall and restrictions 

on the availability of potable water for viticulture, which will reduce 
production - and in extreme cases lead to the abandonment of the wine 
making industry. 

d. Water restrictions are usually enacted at short notice as a response to an 
event or a series of seasonal events.  

e. The withdrawal of reticulated town water from the wineries would 
substantially jeopardise the future “look and feel” of the Declared Distinctive 
Area and Landscape - in particular on the North Bellarine. 

f. Without alternative water supplies vines will cease to produce fruit and die.  
g. It is therefore recommended that steps be taken to make available for 

grapevine irrigation large quantities of recycled water and appropriate 
reticulation infrastructure.  

h. There is a significant volume of recycled water generated on the Bellarine 
Peninsula from the Portarlington Water Reclamation Plant - water from this 
plant is generally saline to the extent of being unsuitable for grape 
production, thus the need to be mixed with potable or stormwater sources. 

i. An appropriately sized affordable desalination plant could resolve this issue. 
j. With a relatively low-cost upgrade (approximately $1m) existing reticulation 

infrastructure could be extended and upgraded to provide adequate volume 
(approx. 200 ML) to the vineyards of the Portarlington region. 

k. This would provide water security to the vineyards of the North Bellarine. 


