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Purpose 
To seek Council’s support to adopt the final draft Colac Township – Economic Development, 
Commercial and Industrial Land Use Strategy 2016 (the Strategy) and commence a planning scheme 
amendment to implement key outcomes of the Strategy into the Colac Otway Planning Scheme 
through Amendment C86.  

Declaration of Interests 
No officer declared an interest under the Local Government Act 1989 in the preparation of this report. 

Background 
The Colac Township – Economic Development, Commercial and Industrial Land Use Strategy 2016 
(the Strategy) is a key project focusing on economic development and employment generating land 
uses in Colac.  The Strategy has been coordinated with the preparation of the Shire-wide Economic 
Development Strategy and overseen by a steering committee comprising Council officers and 
representatives from Regional Development Victoria. 
 
In June 2015 Essential Economics were engaged to prepare the Strategy with key aims to: 
 
1. Examine macro, regional, and local influences which are impacting the local economy and 

employment market in Colac and its hinterlands 
2. Consider opportunities for innovation, building on strengths and emerging economic trends 

including catalytic projects which could result in significant economic activity  
3. Establish a basis for future economic land use decision-making. 
 
The Strategy has now been completed.  This report discusses the key outcomes of the Strategy and 
outlines the process for implementation of the land use outcomes through Planning Scheme 
Amendment C86. 

Council Plan / Other Strategies / Policy 
A Planned Future  
Creates an attractive shire with quality buildings and spaces, accessible travel and transport, and a 
community that has the services and facilities it needs now and in the future; supports a prosperous 
economy where trade, manufacturing and business activity flourishes.  
 
Our Goal:  
Facilitate the growth, liveability and development of the shire and encourage innovation and 
efficiency in the local economy.  

Issues / Options 
The Strategy comprises three parts: Colac Economic Development Strategy; Colac Commercial and 
Industrial Land Use Strategy and; Background Analysis. 
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Economic Development 
The Strategy identifies: 

• a number of issues and opportunities facing the local economy 
• Colac’s existing or potential key industries based on the town’s locational strengths – 

industries which Council should focus resources facilitating and promoting and  
• a number of catalytic projects which could help drive investment and employment and 

potentially transform the local and regional economy.  The actions associated with these 
projects identify ways in which Council can promote or facilitate the realisation of these 
projects.  

 
A number of key issues and opportunities were identified by the Strategy, which included: 

• difficulty for business attracting suitably qualified professionals such as engineers and 
management professionals 

• the importance of ‘liveability’ in attracting technical and managerial professionals - the need 
for Colac to be an attractive place to live by offering quality education, housing, retail places, 
and recreational products / experiences. 

 
The key industries identified by the Strategy are: 

• Dairy farming and processing 
• Forestry and sawmilling 
• Health 
• Green energies (most notably wind and biofuels) 
• Freight and logistics 
• Tourism. 

 
A number of these key industries align with the State Government’s priority growth sectors identified 
as part of the forthcoming statewide Economic Development Strategy.  The State priority growth 
sectors of note are: Food & Fibre; New Energy Technology; and Transport Technology. 
 
The catalytic projects identified in the Strategy include: 

• Increased commuter rail services to provide a frequency of service to allow people to 
commute between Warrnambool and Colac, and Colac and Geelong for the purposes of 
education (particularly higher education) and employment  

• An inter-modal facility for transport and logistic purposes to allow freight to switch between 
road and rail.  Land in Irrewarra has been identified as a potential location for investigation 
purposes 

• Exploring ways to promote / facilitate tourism attractors in Colac so that tourists who currently 
pass through the town stay longer 

• Exploring employment generating land uses for the Colanda site given its existing 
infrastructure and proximity to industrially zoned land. 

 
Retail and Commercial Land Use 
The key issues and opportunities identified by the Strategy in relation to retail and commercial land 
uses include: 
 

• The need to enhance the town centre by improving its attractiveness and vibrancy, 
particularly in relation to Murray Street – building maintenance and signage were key issues 
identified 

• A shift in retail focus away from Murray Street with all the major supermarkets potentially 
located on Bromfield Street  
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• The potential to encourage the relocation of non-essential uses such as existing industrial 
uses located within the CBD to other locations.  This would assist in freeing up large areas of 
land for other commercial and retail uses 

 
 
• The potential need for another neighborhood retail centre in the very long term (beyond 20 

years) depending on Colac’s population growth and the location of this growth – this would 
only be warranted should significant population growth happen in any future growth area and 
not if population growth occurs dispersed across the town 

• The importance of a number of commercial uses which are located in the town centre that 
add to the CBD’s viability and vibrancy (eg Colac Area Health, COPACC, the Shire offices 
and educational facilities) 

• The importance of the CBD’s unique features such as Memorial Square, Bulla Dairy Foods, 
historical buildings, and the Colac Botanical Gardens and Lake Colac. 

 
The Strategy also contains a retail and commercial floor space analysis and concludes that, based 
on current growth, Colac does not need additional commercial zoned land over the next 20 years.  
This is because sufficient capacity exists within the CBD to accommodate the projected growth over 
this timeframe.  The report notes that the town centre does not suffer from any major vacancy issues, 
but that Council should focus on ways to improve the existing performance of the commercial areas. 
 
The Strategy does not rule out the need for further commercial land associated with the growth 
projections identified by the G21 Regional Growth Plan for Colac beyond a 20-year time frame (ie 
towards 2050).  The need for further commercial land for a local or neighbourhood centre should be 
considered as part of the planning of future residential areas. 
 
The Strategy did not explicitly recommend any changes to the commercial land in Elliminyt (ie the 
strip of Commercial 2 Zone land along Colac Lavers Hill Road including the indoor tennis centre). 
Officers suggest that this area be reviewed as part of the Colac 2050 Growth Plan project and 
consider it in relation to residential land uses. 
 
Industrial Land Use 
The key issues identified by the Strategy in relation to industrial land use include: 

• the need to highlight the importance of the industrial sector in Colac particularly in relation to 
the existing large employers.  AKD Softwoods, Australian Lamb Company (ALC) and Bulla 
Dairy are significant employers in the town and have large amounts of investment in plant and 
equipment which need to be protected.  The Strategy seeks to protect the current investments 
of these companies and facilitate their future expansion 

• the need to manage industrial and residential interfaces and buffer distances to protect 
industries’ long term viability by avoiding further encroachments of residential land into 
industrial threshold distances  

• that there are constraints in expansion of existing industrial zoned land (due to servicing and 
threshold distances).   

• that a shortage of industrial land of significant size (ie larger than 5ha allotments) exists 
• the need to identify industrial land supply for future development and to provide a competitive 

market for large scale industrial development  
• that overly complex decision making processes are in place which have overly onerous 

criteria.  This primarily relates to the current Design and Development Overlay Schedule 1 
which applies to some industrial land to the east of Colac.  It is therefore proposed to amend 
this overlay as part of Amendment C86 

• the need to maintain good road access for industrial land uses which rely on the movement of 
goods between Colac and various locations 
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• that natural physical constraints such as drainage and inundation exist across large tracts of 
land, as well as a lack of connection to services (particularly sewer – this impacts primarily on 
the Rossmoyne Road industrial precinct). 

 
 
 
The land supply assessment identified a need for additional industrial land (for large scale 
development) to facilitate a competitive industrial land market.  The Strategy suggests that Council 
should rezone approximately 30-40ha of Farming Zone land to Industrial 1 Zone. 
 
 
Two industrial land investigation areas were identified (Irrewarra and Forest Street) on the basis that 
the east side of Colac was preferential for industrial expansion given its proximity to Melbourne and 
the ports, services and the location of existing industry.  An assessment was conducted comparing 
the suitability of the two sites and it was concluded that the sites were relatively equal in merit, 
however the Irrewarra site was marginally better suited for future industrial expansion purposes.   
 
The Irrewarra site straddles the Geelong – Warrnambool railway line and is approximately 68ha. The 
site has a diverse land ownership. Whilst the site has the potential to contain an intermodal facility 
which could be an economically (and socially) transformative project for Colac, a number of 
unknowns remain. Further work would need to be undertaken to understand what spatial 
requirements are needed for an intermodal facility, and how best to plan for the area. At this stage of 
the process, it is proposed to identify the Irrewarra area within the Municipal Strategic Statement 
(MSS) as an investigation area through Amendment C86.  
 
The Forest Street site is approximately 68ha in area and has two land owners. It is partially subject to 
inundation along the Forest Street edge. Initial indications from servicing authorities (gas and water / 
sewer) suggest that utilities can be extended to service the land. It is proposed that Council rezones 
this land as part of Amendment C86 to increase Colac’s industrial land supply in the short term.  This 
should be done with a Development Plan Overlay to ensure appropriate technical assessments are 
undertaken and an integrated street network is established as part of any future development.  
 
 
 
Amendment C86 

It is proposed to implement the land use components of the Strategy through Planning Scheme 
Amendment C86.  The Amendment also proposes to remove several anomalies and redundancies 
that were raised during the preparation and implementation of the Strategy but were outside the 
scope of this study. The specific changes proposed by the Amendment are documented in the 
attached Explanatory Report. Proposed mapping changes are also attached. 
 
By way of overview, the Amendment proposes to: 
 
Municipal Strategic Statement 

• Amend Clause 21.03 (Settlement) and 21.05 (Economic Development) to implement the key 
outcomes of the Colac Township – Economic Development, Commercial and Industrial Land 
Use Strategy 2016 by discouraging further subdivision of residential zoned land around the 
Colac abattoir, promoting good design outcomes for new development on all industrial zoned 
land and encouraging the retention of large industrial zoned lots to encourage economic 
activity, and amending the Framework Plan to reflect the proposed Forest Street industrial 
area expansion and the Irrewarra investigation area. 

• Amend Clause 21.07 (Reference Documents) to include the Colac Township – Economic 
Development, Commercial and Industrial Land Use Strategy 2016 as a reference document. 
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Bulla Dairy Foods-Murray Street 

• Rezone land which forms part of the Bulla Dairy Food Murray Street operations from 
Commercial 1 Zone (C1Z) to Special Use Zone Schedule 3 (SUZ3). SUZ3 proposes to allow 
for the ongoing and future use and development of the land for the purpose of industry, 
manufacturing, storage and distribution of iced-confection, milk and dairy-based products. 

• Delete the Design and Development Overlay Schedule 8 (Clause 43.02) (DDO8) which will be 
redundant. 

The C1Z is not an appropriate zone for an existing industrial use and the SUZ allows a 
tailored zone to manage operations and interface issues more effectively.  The SUZ3 will also 
remove the need for Bulla to seek planning permission for minor works at the site. 

 
Bulla Dairy Foods-Forest Street 

• Rezone 34 Fulton Street Colac from Rural Living Zone (RLZ) to Industrial 1 Zone (IN1Z) to 
facilitate the future expansion of Bulla Dairy Foods. 

• Insert a new Schedule 6 to Clause 43.04 Development Plan Overlay (DPO6) and apply to 34 
Fulton Street and 91-149 Forest Street Colac to guide the use and development of the 
existing and future Bulla Dairy Food operations. 

• Delete the Design and Development Overlay Schedule 1 (Clause 43.02) from 91-149 Forest 
Street Colac which will be redundant. 
 
Bulla has purchased land to the west of its existing operations.  This change, whilst allowing 
industrial expansion towards existing residential areas, would manage any potential amenity 
impacts through the DPO6.  DPO6 proposes to manage amenity issues by requiring technical 
reports and a development plan to address potential issues in relation to traffic, noise, and 
odour. 
 

Australian Lamb Company 

• Rezone 1 Tristania Drive and 45 Flaxmill Road Colac East from Industrial 1 Zone and part 
Public Use Zone Schedule 4 (PUZ4) to Special Use Zone Schedule 4 (SUZ4).  SUZ4 
proposes to allow for the ongoing and future use and development of the land for the purpose 
of industry, manufacturing, storage and distribution of an abattoir and food production. 

• Delete Development Plan Overlay Schedule 1 from 1 Tristania Drive, 35 and 45 Flaxmill 
Road, 1-9, 11-27, and 29-39 Marriner Street Colac East which will be redundant. 

It is proposed to rezone the ALC site to a Special Use Zone (SUZ4). SUZ4 would apply to all 
of the land owned by ALC and would give greater certainty for the company’s future 
development. SUZ4 would remove the need for minor planning permit applications for site 
works.  

It is also proposed to rezone a small section of privately owned land zoned Public Use Zone 
(PUZ) abutting the railway reserve to SUZ4.  This land appears to have been incorrectly 
zoned for railway purposes. 

 
AKD Softwoods - Colac 

• Rezone 7-15 Forest Street Colac, part of 18-24 Forest Street Colac and 73 Colac Forrest 
Road from Farming Zone (FZ) to Industrial 1 Zone (IN1Z) to facilitate the use and 
development of the AKD Softwood operations. 

• Apply Design and Development Overlay Schedule 1 (Clause 43.02) (DDO1) to 7-15 Forest 
Street Colac, part of 18-24 Forest Street, and 73 Colac Forrest Road in Colac. 
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It is proposed to rezone the land to the rear (east) of the current AKD operations.  The land 
was previously used for plantation purposes.  It is also proposed to remove the redundant 
Wildfire Management Overlay and apply the Design and Development Overlay (DDO1) over 
the expanded area.  The rezoning does not encroach onto any sensitive uses. 
 

AKD Softwoods - Irrewarra 

• Rezone 20 Warrowie Road Irrewarra from Farming Zone (FZ) to Industrial 1 Zone (IN1Z) to 
facilitate the operations of the existing AKD Softwoods. 

• Insert a new Schedule 8 to Clause 43.04 Development Plan Overlay (DPO8) and apply to 20 
Warrowie Road Irrewarra to guide the use and development of the existing AKD Softwood 
operations. 

• Apply Design and Development Overlay Schedule 1 (Clause 43.02) (DDO1) to 20 Warrowie 
Road Irrewarra. 

 
It is proposed to rezone the land and remove the redundant Wildfire Management Overlay 
(from the site and surrounding rural living land) and apply the DDO1. The Farming Zone is not 
considered to be an appropriate zone for the current timber milling operations, which have 
existing use rights.    DPO8 proposes to manage amenity issues by requiring technical reports 
and a development plan to address potential issues in relation to traffic, noise, and odour. The 
site is partially affected by a Public Acquisition Overlay (PAO) as part of the Princes Highway 
duplication works.  It is proposed to rezone the land outside of this acquisition area. 

J Barry Road and Forest Street Industrial Land Expansion 

• Rezone 50 J Barrys Road and part of 286 Forest Street Colac from Farming Zone (FZ) to 
Industrial 1 Zone (IN1Z) to implement the findings of the Colac Township – Economic 
Development, Commercial and Industrial Land Use Strategy 2016. 

• Insert a new Schedule 7 to Clause 43.04 Development Plan Overlay (DPO7) and apply to 50 
J Barrys Road and part of 286 Forest Street Colac to guide the use and development of a 
future industrial estate. 

• Apply Design and Development Overlay Schedule 1 (Clause 43.02) (DDO1) to 50 J Barrys 
Road and part of 286 Forest Street Colac.  

It is proposed to rezone the land identified as the Forest Street option area in the Strategy to 
IN1Z and apply a Development Plan Overlay (DPO7) and Design and Development Overlay 
(DDO1).  This rezoning will enable a large tract of vacant industrial land to be available to 
service the need of businesses that require a large land holding (greater than 5ha).  This 
reflects one of the key outcomes of the Strategy, which noted a lack of large parcels of land in 
Colac.  The DPO and DDO will ensure that future works are developed in a manner sensitive 
to the local environment. 
 

Other Industrial Land in Colac 

• Amend the Design and Development Overlay Schedule 1 (Clause 43.02) (DDO1) to apply to 
all industrial land in Colac and Irrewarra, include performance measures, and remove 
prescriptive requirements. 

• Delete Design and Development Overlay Schedule 2 (Clause 43.02) (DDO2) from industrial 
land in the west of Colac as this will be redundant. 

It is proposed to consolidate the DDO1 and DDO2 overlays.  DDO1 currently only applies to a 
number of properties on the eastern side of Colac and generally relates to enhancing the 
eastern entrance to Colac.  DDO2, which is similar, applies to industrial land in the 
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Rossmoyne Road precinct to the west of Colac and seeks to protect the landscape character 
on the western side of Colac from inappropriate development.   

The intent of the amended DDO1 is to remove the onerous and restrictive elements contained 
within the existing overlays, such as height, setback and plot ratio controls, and replace them 
with performance based objectives aimed at achieving flexibility and quality design outcomes 
for industrial buildings and landscaping visible from public places.  The DDO1 will not trigger 
any additional planning permits as they are already required for all buildings and works under 
the provisions of the IN1Z. 
 

Redundant Wildfire Management Overlay 
• Delete the Wildfire Management Overlay (Clause 44.06) from 20 Warrowie Road,  Irrewarra, 15 

Pyles Road Irrewarra, 5945 Princes Highway Irrewarra, 125 Drapers Road Irrewarra, 260 Colac 
Forrest Road Yeo, 95 Old Yeo Road Yeo, 17 Forest Street Colac, 7-15 Forest Street Colac, 18-
24 Forest Street Colac, 68 Forest Street Colac, 73 Colac-Forrest Road Colac. 

 
These sites either formally contained small plantations which have since been removed, or 
were incorrectly identified as forested areas when applying the WMO.  Removing these 
overlays will remove the need for unnecessary planning permits. 

 
 
Other Mapping – Anomalies and Redundancies 
• Rezone part of 75 Rossmoyne Drive, Colac from Farming Zone (FZ) to Industrial 1 Zone 

(IN1Z). 
• Apply Design and Development Overlay Schedule 1 (Clause 43.02) (DDO1) to 75 Rossmoyne 

Drive, Colac. 
 
75 Rossmoyne Drive, Colac is currently an industrial site and was rezoned from IN1Z to FZ in 
error as part of Amendment C55.  It is proposed to rezone the land back to IN1Z and apply the 
DDO1 to reflect the land’s current use. 

 
• Rezone 50 Queen Street Colac from part Public Park and Recreation Zone (PPRZ) and part 

General Residential Zone (GRZ) to Commercial 1 Zone (C1Z). 
• Apply Design and Development Overlay Schedule 8 (Clause 43.02) (DDO8) to 50 Queen 

Street, Colac. 
• Rezone 52-56 Queen Street Colac from part Public Park and Recreation Zone (PPRZ) and part 

General Residential Zone (GRZ) to Public Park and Recreation Zone (PPRZ). 
 

50 Queen Street is a free hold title owned by the Girl Guides Association. It is currently 
developed with a hall.  It is proposed to rezone the land to Commercial 1 Zone (C1Z) and apply 
DDO8 to reflect the existing private ownership and Colac CBD location. 
 
52-56 Queen Street forms part of the Barongarook Creek public open space network and is 
owned by Council.  It is proposed to rezone the land to PPRZ to reflect the current public 
ownership and use of the land. 
 

• Rezone 177 Bromfield Street, Colac from part Commercial 1 Zone (C1Z) to Public Park and 
Recreation Zone (PPRZ). 

• Delete the Design and Development Overlay 8 (DDO8) from 177 Bromfield Street, Colac. 
 

177 Bromfield Street, Colac is Crown land managed by the Department of Environment Land 
Water and Planning.   It is proposed to rezone the land to PPRZ and remove the DDO8 to 
reflect its public use and ownership. 
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• Rezone part 331 and part of 333 Princes Highway, Colac from Farming Zone (FZ) to 
Commercial 2 Zone (C2Z) 

• Apply Design and Development Overlay Schedule 3 (Clause 43.02) (DDO3) to part 331 and 
part of 333 Princes Highway, Colac. 

. 
331 and part of 333 Princes Highway, Colac form part of the balance of 333 Princes Highway in 
use. It is proposed to rezone the land to ensure the entire site is consistent in zone and overlay 
controls and reflects its current C2Z use. 
 

Proposal 
It is proposed that Council adopts the final draft Colac Township – Economic Development, 
Commercial and Industrial Land Use Strategy 2016, places the Strategy on public exhibition, and 
resolves to prepare and exhibit Planning Scheme Amendment C86 to implement the Strategy’s 
findings. 

Financial and Other Resource Implications 
The Strategy has been undertaken with financial resources from Council and the Department of 
Regional Development.  There will also be some costs associated with the processing of the 
Amendment application and officer time.  
 
 
 
 
 
Risk Management & Compliance Issues 
Council should consider strategic directions in Colac that align with broader State Government 
planning policies.  The final report has been developed to meet this objective and provide the best 
opportunity of being successfully implemented in the planning scheme. 

Environmental and Climate Change Considerations 
There are no environmental or climate change issues associated with the Colac Township – 
Economic Development, Commercial and Industrial Land Use Strategy 2016 and Planning Scheme 
Amendment C86. 

Community Engagement 
The community engagement strategy follows the recommendations of the Colac Otway Shire Council 
Community Engagement Policy of July 2013, which details five levels of engagement – inform, 
consult, involve, collaborate and empower. 
 
The method selected to date is to inform.  It is noted that there has already been widespread 
community and industry consultation to date through a series of workshops and consultation 
sessions which informed the preparation of the final draft Strategy.  The Strategy and Amendment 
will also be formally exhibited to allow the community and industry the opportunity to make 
submissions. 

Implementation 
The Colac Township – Economic Development, Commercial and Industrial Land Use Strategy 2016 
will be implemented through Amendment C86.  

Conclusion 
The Colac Township – Economic Development, Commercial and Industrial Land Use Strategy 2016 
seeks to promote the economic development of Colac.  Amendment C86 seeks to implement the key 
land use outcomes of the Strategy which include amending a number of zones, schedules and 
overlays in the Colac Otway Planning Scheme.  This Amendment will facilitate the expansion of new 
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and existing industries in Colac by removing onerous planning controls and prioritizing the rights of 
existing industries over future residential development in strategic locations. 
 
Attachments 
1.  Colac Township Economic Development Commercial and Industrial Land Use Strategy 2015 

FINAL DRAFT (18 Feb 2016)_V2 
 

2.  Amendment C86 Explanatory Report - Council Report -  March 2016  
3.  Amendment C86 - All Maps - Exhibition Version  
  
 
 
Recommendation(s) 
 
That Council: 
 
1. Adopts the final draft Colac Township: Economic Development, Commercial and 

Industrial Land Use Strategy 2016 and place it on public exhibition for a period of 6 
weeks. 

2. Request authorisation from the State Planning Minister to prepare and exhibit 
Amendment C86 to the Colac Otway Planning Scheme  

3. Place Amendment C86 on public exhibition for a period of 6 weeks. 

4. Authorise Council officers to make minor changes to the Amendment C86 
documentation prior to exhibition. 
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