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INCREMENTAL CHANGE AREA
REVIEW 2015

Introduction

Recent zone reform implemented by the State Government has provided an opportunity for
Council to clearly identify the preferred location for conventional, medium and high density
housing. Three new residential zones have been introduced into the Victorian planning system
consisting of the General Residential, Neighbourhood Residential and Residential Growth Zone.

Council officers undertook a Residential Zone Review which looked at the purpose of each new
zone and sought to apply them in the locations which best reflected Councils adopted Increased
Housing Diversity Strategy 2007 and Council's Municipal Strategic Statement. This review
formed the basis of Amendment C300 to the Greater Geelong Planning Scheme which was
gazetted on 13 November 2014.

In considering amendment C300 it was identified through submissions, that there were locations
across the municipality that potentially had a more refined garden character, but were not zoned
to reflect this. Council, when adopting amendment C300 recommended that additional further
work be undertaken to identify locations that exhibited a garden character and therefore areas
where incremental change would take place. Clause 21.06-6 of the Municipal Strategy
Statement identifies the need to undertake further work to review the implementation of areas
identified for incremental change in the Housing Diversity Strategy, to consider the application
of General Residential Zone Schedule 2.

This report has reviewed the existing General Residential Zone Schedule 1 (GRZ1) to
determine whether there are new areas where the General Residential Zone Schedule 2
(GRZ2) would more accurately reflect the characteristics of the area.

Background to Review

In 2007 Council engaged David Lock and Associates to develop a housing strategy for the City
of Greater Geelong (COGG). The recommendations of the Housing Diversity Strategy (HDS)
were incorporated into the Greater Geelong Planning Scheme (GGPS) through amendment
C129.

The HDS identified three development fronts to deliver housing diversity across Geelong;

e Key Development Areas; being large existing and future development areas that have
the potential to accommodate significant amounts of new medium and higher density
housing, including mixed use development;

¢ Increased Housing Diversity Areas; being areas where a mix of high, medium and
conventional density housing will be encouraged, with the density of development being
highest within the commercial core of the area and lower at the edge of the area; and

e Incremental Change Areas; being residential areas where the majority of new
development will be in keeping with Geelong’s traditional suburban character.

The incremental change areas where originally identified as all areas not identified as either

Key Development Areas or Increased Housing Diversity Areas. It was proposed to rezone
incremental change areas to the Residential 3 Zone (now know as the GRZ2).
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The Planning Panel appointed to consider amendment C129 was critical of the way the
Residential 3 zone was to be applied.

“It seems to us that the Residential 3 zoning is trying to do two things: Identify the
areas for IHD or Key Development (by zoning the areas not within these areas), and
Apply neighbourhood character controls.

The first task does not imply the second. Such controls should only be applied to
those areas where they are properly justified. We do not think that the way the
Residential 3 areas have been chosen (as the areas left over from the IHD areas)
justifies the proposed controls.”

We also think that if the justification is primarily on character grounds then boundaries
should more logical following character area boundaries Identified in the
Neighbourhood Character study. The application of character controls should relate to
the character precinct boundaries and earlier character work that Council has carried
out.”

Council did not concur with the panel recommendations and requested that the Minister
for Planning apply the Residential 3 Zone to all incremental change areas, with the
exception of Geelong West, Newtown, Manifold Heights and Point Lonsdale and other
smaller site specific locations across Geelong which at the time were subject to other
reviews.

The Minister for Planning did not apply the Residential 3 Zone as adopted by Council, but
restricted the application to areas exhibiting a more defined garden character.

Figures 1 and 2 shows the location of residential zoned land in Geelong including the GRZ1
study area.
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Figure 1 — Location of the Residential Zoned Land
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Comparison of the Schedules to the General Residential Zone

Within the City of Greater Geelong the General Residential Zone has two schedules. Council's
Housing Diversity Strategy forms the policy basis to support where each schedule has been
applied. A schedule allows for certain planning application requirements to be varied from the
standard requirements. In relation to the General Residential Zone this generally allows for
variations to the standard Clause 54 and 55 (Rescode) requirements.

Schedule 1 is the default schedule it does not vary any of the planning application requirements.

Schedule 2 was been applied to areas where only incremental change is expected to occur.
This schedule varies application requirements relating to the size of open space, landscaping,
building height and subdivision. These variations seek to ensure the scale and space around
new buildings is in keeping with the garden character of these suburbs.

A copy of the General Residential Zone and the two schedules can be found at Appendix 1.

Methodology

This review reassessed the existing GRZ1 land within the municipality to determine if there are
areas which have a defined garden character. Where areas are considered to have a garden
character this report recommends that the areas are rezoned to GRZ2 to accommodate only
moderate residential growth.

The review excluded existing General Residential Zone 2 land, areas within an Increased
Housing Diversity Area and where the land was used for school or recreation purpose. Land
within the suburbs of Geelong West, Newtown, and Manifold Heights have also been excluded
from this review as a change to the zoning of these suburbs was assessed as part of
Amendment C300.

Stage 1 Assessment

Criteria used to establish a garden character

The City of Greater Geelong does not have a definition of what is meant by the term ‘garden
character.” However the term garden character is acknowledged within Councils Municipal
Strategic Statement at Clause 21.06-4 Neighbourhood Character. Garden character is
considered to form part of an areas neighbourhood character.

The original recommendations of the HDS to define incremental change areas were not based
on establishing that an area had a garden character. The C129 Panel Report and then
Planning Minister introduced the concept of ‘garden character’ to support the inclusion or
exclusion of the incremental change areas identified in Council's HDS.

A desktop review of the study area was undertaken to establish what criteria or elements an
area needed to posses to be considered to have a garden character. It was considered that
there were five elements that contributed towards an area having a garden character.

The information was sourced from Councils GIS database and the State Governments Housing
Development Data. The data was mapped to allow for a comparison across each suburb within
the GRZL1. For an area to be considered to have potential garden character, it would need to
exhibit at least three of the five elements.

The elements were:

Building age - construction pre 1965’s
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The suburbs which have been developed pre 1965 are well established, often with smaller
housing footprints. In these locations there is generally space surrounding houses which have
allowed for the planting of gardens and buildings to be setback from property boundaries.

Appendix 2 is a map showing the age of buildings across the municipality.

Housing Development Data 2005-2012.

The State Government prepared the Housing Development Data Report March 2012 for
Greater Geelong. This report identifies the location and number of new housing developments
that occurred from 2005 to 2012. This data has been mapped to establish where within the
municipality there have been development pressures for medium density housing.

Appendix 3 is a map showing housing development between 2005 and 2012.

Lot size - between 500 and 800 sqmy;

A review of all housing development data between 2005-2012 for Greater Geelong revealed
that a total of 9161 dwellings were approved. 843 of these were applications for multiple
dwellings (2 or more). 409 or 48.5 % of these were approved on lots between 500-800m2. It is
considered that lots between 500 and 800m2 occupied by a single dwelling generally have a
spacious garden setting which could be impacted upon by the development of multiple
dwellings

Note: 58.2% or 51573 lots within all of Greater Geelong are between 500-800m2.

Appendix 4 is a map showing the location of lots between 500 and 800sgm

Site coverage - less than 30%

Areas with low site coverage generally have space surrounding dwellings which havs allowed
for the planting of gardens and buildings to be setback from property boundaries. The average
site coverage across land zoned GRZ1 is 32 %

Appendix 5 is a map showing site coverage across the municipality.

Street tree density - greater than 9 trees per hectare

Street trees add significant appeal to areas where they are present particularly in locations
where they are well established. Street trees can add to the garden character of an area.

Appendix 6 is a map showing street tree density across the municipality

From this initial assessment 75 areas were identified as exhibiting garden character elements.
Appendix 7 shows the locations of these further investigation areas.

Stage 2 - Further Investigation Areas

To further refine whether these areas had a garden character a site visit to each area was
undertaken. During the site visits the following characteristics were observed,;

Setting or space around buildings, providing an opportunity for planting.

On site vegetation or an established garden was present

Condition and appearance of buildings including the approximate age of the buildings
Presence of a nature strip and footpath.

Confirmation of street tree planting, new or recently established plantings.
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For an area to have garden character it would need to exhibit all of the above elements. From
the site visits it was determined that there were 4 areas which exhibited a garden character. The
observations from the site visits are explained in more detail below:

Bell Post Hill

The Bell Post Hill further investigation area is located to the north of Central Geelong between
the Geelong Ring Road and Anakie Road. The area is characterised by a mixture of brick and
weatherboard dwellings on allotments predominantly between 500 and 800 square metres. The
majority of dwellings were constructed pre 1965 and this is reflective in the overall size of
buildings and the style of dwellings present on lots.

The site coverage of the majority of properties is low and buildings are often offset from both
side boundaries. Garaging is located at the rear of properties or not present at all. Carports
appear to be common and are located to the side of dwellings. Many of the dwellings in the area
are elevated to take advantage of the views towards Corio Bay or the You Yang's.

The area has a significant number of street trees which add to the visual appeal of the area.
Properties also have established gardens of a modest scale with a combination of lawn, trees
and small shrubs. Front gardens are generally well maintained and add significantly to the
appearance and character of the areas. Footpaths are generally present on both sides of a
street.

Buildings appear to be in good condition with some infill development occurring including multi
dwelling developments.

North Geelong

The North Geelong further investigation area is located between Thompson Road to the west,
Kerr Street to the north, Kildare Street to the east and Victoria Street to the South. The area is
characterised by a mixture of brick and weatherboard dwellings predominantly on allotments
between 500 and 800 square metres. The majority of dwellings were constructed pre 1965 and
this is reflective in the overall size of buildings and the style of dwellings present on lots.

The site coverage of the majority of properties is low and buildings are often offset from both
side boundaries. Garaging is located at the rear of properties or not present at all. Carports
appear to be common and are located to the side of dwellings.

The area has a significant number of street trees which add to the visual appeal of the area.
The appearance of street trees appears more prominent as a result of the length of the north-
south streets. Properties also have established gardens of a modest scale with a combination of
lawn, trees and small shrubs. Front gardens are generally well maintained and add significantly
to the appearance and character of the areas. Footpaths are generally present on both sides of
a street.

Buildings appear to be in good condition with some infill development occurring including multi
dwelling developments.

Newcomb

The Newcomb further investigation area is located between Boundary Road to the west,
Portarlington Road to the north, Helms Street to the East and the Residential Growth Zone land
to the south. The area consists of a mixture of brick and weatherboard dwellings on allotments
predominantly between 500 and 800 square metres. The majority of dwellings were constructed
pre 1965 and this is reflective in the overall size of buildings and the style of dwellings present
on lots.
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The site coverage of the majority of properties is low and buildings are often offset from both
side boundaries. Garaging is located at the rear of properties or not present at all. Carports
appear to be common and are located to the side of dwellings.

The area has established street trees although not as many as the other identified further
investigation areas, the trees still add to the visual appeal of the area. Properties also have
established gardens of a modest scale with a combination of lawn, trees and small shrubs.
Front gardens are generally well maintained and add significantly to the appearance and
character of the areas. Footpaths are generally located on both sides of a street.

Buildings appear to be in poor to good condition with some infill development occurring
including multi dwelling construction. There is a visual change in the appearance and condition
of housing between the east and west sides of Wilsons Road. This is likely to be a result of a
larger concentration of older housing stock (pre 1965) being present on the eastern side of
Wilsons Road.

Point Lonsdale

The Point Lonsdale further investigation area is located in the south eastern tip of the
municipality. Point Lonsdale is a sea side township which was mainly developed during the
1990’s. The area is characterised by a mixture of brick and weatherboard dwellings set amongst
coastal vegetation. There are no footpaths within the area and street tree planting often mixes
with plantings on private property. This mix helps to create a coastal setting within the
surrounding area.

The site coverage of the area is relatively low however newer dwellings tend to be larger and
located on smaller lots. In Pt Lonsdale garaging tends to be attached to dwellings although
dwellings are still setback from one or more boundaries.

Dwellings appear to be in good condition with some infill development occurring including multi
dwelling developments.

A map showing the location of the 4 areas is at appendix 8.

Policy Context

There is State and Local Planning Policy support to zone land in accordance with Council's
housing strategies and preferred direction for growth. This review is supported by the following
State and Local Planning Policies.

State Planning Policy Framework

Clause 11 Settlement

Planning is to anticipate and respond to the needs of existing and future communities through
provision of zoned and serviced land for housing, employment, recreation and open space,
commercial and community facilities and infrastructure.

Clause 11.02-1 Supply of urban land
To ensure a sufficient supply of land is available for residential, commercial, retail, industrial,
recreational, institutional and other community uses.

Strategies

e Ensure the ongoing provision of land and supporting infrastructure to support sustainable
urban development.

o Ensure that sufficient land is available to meet forecast demand.

¢ Plan to accommodate projected population growth over at least a 15 year period and provide
clear direction on locations where growth should occur. Residential land supply will be
considered on a municipal basis, rather than a town-by-town basis.
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e Planning for urban growth should consider:

= Opportunities for the consolidation, redevelopment and intensification of existing urban
areas.

= Neighbourhood character and landscape considerations.

= The limits of land capability and natural hazards and environmental quality.

= Service limitations and the costs of providing infrastructure.

e Monitor development trends and land supply and demand for housing and industry. Maintain
access to productive natural resources and an adequate supply of well-located land for
energy generation, infrastructure and industry.

e Restrict low-density rural residential development that would compromise future
development at higher densities.

Clause 11.05-1 Regional settlement networks
To promote the sustainable growth and development of regional Victoria through a network of
settlements identified in the Regional Victoria Settlement Framework plan.

Strategies

Deliver networks of high-quality settlements by:

e Building on strengths and capabilities of each region across Victoria to respond sustainably
to population growth and changing environments.

e Balancing strategic objectives to achieve improved land-use and development outcomes at a
regional, catchment and local level.

e Preserving and protecting features of rural land and natural resources and features to
enhance their contribution to settlements and landscapes.

e Providing for appropriately located supplies of residential, commercial, and industrial land
across a region, sufficient to meet community needs in accordance with the relevant regional
growth plan.

Clause 11.05-2 Melbourne’s hinterland areas
To manage growth in Melbourne’s hinterland, the area immediately beyond Metropolitan
Melbourne and within 100 kilometres of the Melbourne’s Central City.

Strategies
e Maintain the attractiveness and amenity of hinterland towns.
e Strengthen and enhance the character and identities of towns.

Clause 11.05-5 Coastal settlement
To plan for sustainable coastal development.

Strategies
Support a network of diverse coastal settlements which provides for a broad range of housing
types, economic opportunities and services.

Clause 16 Housing
Planning should provide for housing diversity, and ensure the efficient provision of supporting
infrastructure.

Strategies
e Ensure that the planning system supports the appropriate quantity, quality and type of
housing, including the provision of aged care facilities.

Clause 16.01-4 Housing diversity
To provide for a range of housing types to meet increasingly diverse needs.

Strategy

Encourage the development of well-designed medium-density housing which:
Respects the neighbourhood character.

Improves housing choice.

Makes better use of existing infrastructure.

Improves energy efficiency of housing.
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Clause 15 Built environment and heritage

Planning should ensure all new land use and development appropriately responds to its
landscape, valued built form and cultural context, and protect places and sites with significant
heritage, architectural, aesthetic, scientific and cultural value.

Clause 15.01-5 Cultural identity and neighbourhood character
To recognise and protect cultural identity, neighbourhood character and sense of place.

Strategies

e Ensure development responds and contributes to existing sense of place and cultural
identity.

e Ensure development recognises distinctive urban forms and layout and their relationship to
landscape and vegetation.

e Ensure development responds to its context and reinforces special characteristics of local
environment and place by emphasising:
= The underlying natural landscape character.
= The heritage values and built form that reflect community identity.
= The values, needs and aspirations of the community.

Local Planning Policy Framework

Clause 21.02 City of Greater Geelong Sustainable Growth Framework

Managing Urban Growth

Council will:

e Set clear settlement boundaries and consolidate development within those boundaries in a
managed way.

e Encourage diversity in all communities.

Clause 21.06 Settlement and Housing

Clause 21.06-2 Urban growth

To improve housing affordability through the maintenance of appropriate urban land supplies,
the promotion of competition in the housing market and the development of a diverse range of
well located housing stock.

Clause 21.06-3 Urban consolidation

e To provide for the consolidation of existing urban areas in a managed way.

To encourage an appropriate range of development densities.

To improve accessibility to urban services.

Manage urban consolidation and housing change across the municipality, by:

Accommodating medium and high density housing in Key Development Areas (as defined by

the maps included in this clause).

e Maximising opportunities for housing within Increased Housing Diversity Areas (as defined in
Clause 22.63 Increased Housing Diversity Areas) by accommodating;

¢ high density housing in the activity centres consistent with their primary commercial and
retail role; and

¢ medium density housing in residential areas with more intensive development being located
closest to the core of activity centres.

e Supporting appropriate medium density housing in the General Residential Zone (Schedule
1) areas.

e Providing for incremental change in the General Residential Zone (Schedule 2) areas.

e Limiting change in the Neighbourhood Residential Zone areas.

Clause 21.06-4 Neighbourhood character

e To manage the impact of urban change on existing neighbourhoods.

e To ensure that new development responds to the existing neighbourhood character.
e To protect areas with a significant garden character.

e To protect areas with views to significant landscape features.
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Strategies

e Ensure that development is responsive to the established character of the area.

e Support appropriate medium density housing that respects the existing neighbourhood
character in the General Residential Zone areas.

Response to State and Local Planning Policy

The introduction of additional GRZ2 land will improve housing diversity within the municipality. It
will provide clear policy direction regarding Councils preferred location for different types of
housing particularly medium density housing. The rezoning of land will help to protect the
existing garden character of established suburbs. The use of the GRZ2 zone will ensure that
where new multi dwelling development occurs there is a requirement to provide a more
spacious setting helping to protect the existing garden character of these areas.

Discussion

This review determined that 4 of the 75 review areas exhibit a garden character. These areas
include Bell Post Hill, North Geelong, Newcomb and Pt Lonsdale. Within these areas there are
approximately 4330 lots which are recommended to be rezoned from GRZ1 to GRZ2.

Amendment C129 Panel Recommendations

The C129 Panel report makes reference to using Council’s Residential Character Precinct
Brochures to help establish areas that have a garden character. Amendment C300 removed
the reference to these brochures from the planning scheme as they were considered out of date
and too generic to provide assistance in establishing the character of an area.

Garden Character

The determining factors when considering whether land should be zoned GRZ1 or GRZ2 is the
presence of a garden character as indicated in the C129 Panel Report and subsequent
Ministerial approval process. From a desktop review and site visits of the 75 areas it was
considered that garden character was made up of a number of features including;

Space around buildings including buildings being offset from property boundaries.
Street appeal i.e. presence of street trees and nature strips

Lack of garaging or garaging being sited at the rear.

Small building footprints resulting in low site coverage.

Mature private gardens

Environmental factors including retention of existing vegetation.

Overall it was determined that these features tend to be present in the older more established
areas of Urban Geelong. The exception to this is Point Lonsdale, which due to its sensitive
coastal location has resulted in more site responsive dwelling development in keeping with the
environmental characteristics of the area.

These features are different to those that create a heritage precinct. This review has not placed
an emphasis on the architectural or historical background to the development of an area. There
has also been no consideration given to the dwelling style or type, a contiguous construction era
or historical subdivision pattern that is often critical in establishing the heritage significance of an
area.

Use of the General Residential Zone 2

A key objective of the General Residential Zone is to protect the neighbourhood character of an
area. Landscape character forms part of an areas neighbourhood character. The areas where
the GRZ2 is to be applied have been identified within this review as having a more prominent
garden character than other locations across Greater Geelong. The GRZ2 is considered to be
the most appropriate zone to apply to these areas. This zone supports incremental growth and
seeks through variations to the zone schedule to provide opportunities to protect and build upon
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the garden character of these areas. This approach is consistent with the application of the
GRZ2 through the C300 amendment process.

Reformed Zones and Impact on Housing Supply

Recent zone reform has provided more certainty to the development industry and the wider
community about where Council is seeking different forms of housing. Changes to Clause 21.06
of Council's Municipal Strategic Statement, zone objectives, and the introduction of new zone
schedules give policy support to encourage higher density development within and around
activity centres and lower densities away from these centres. It is envisaged that over time the
density of housing will increase in accordance with the new zoning provisions.

The introduction of additional GRZ2 land will not significantly impact on the ability of Council to
meet housing demand or housing choice across the municipality. Urban Geelong (excluding the
Bellarine Peninsula) will need to accommodate an additional 1667 dwellings per annum till
2031". The majority of this demand will be met within the Armstrong Creek, Lara and Fyansford
Residential Growth Areas with the remainder being infill development. The introduction of
additional GRZ2 land will not result in a reduced number of infill development opportunities
within the existing suburbs of Geelong. The changes to zoning controls have strengthened
policy support for higher density development within other parts of Geelong.

Within the existing General Residential Zone 1 study area there were 9161 lots developed with
new housing between 2005 and 2012. A total of 5077 of these lots (55%) were between 500
and 800sgm in area. A large proportion of lots in the size range (5042 lots or 99.7%) were
developed with up to two dwellings. 4621 (91%) of these lots were developed with 1 dwelling.
This data indicates that within Greater Geelong lots of between 500 and 800 sgm generally
support development of up to two dwellings.

There are 3,428 lots (85.7%) within proposed GRZ2 areas that are between 500 and 800sgm. It
is not anticipated that there would be a significant change to the number of dwellings developed
on a lot within the GRZ2, when compared to the development densities achieved in the past.
There may be a reduction in the size of a building footprint as a result of the requirement for
larger open space areas, but this is not considered significant enough to result in a reduced
number of dwellings. It is therefore anticipated that the level of dwelling density previously
experienced within these areas would be likely to continue within the GRZ2. Higher densities
may be achieved if it can be demonstrated that development meets the variations contained
within the schedule to the GRZ2.

Recommendations

It is recommended that a planning scheme amendment be undertaken to rezone the four
garden character areas identified in the map at appendix 8, known as Bell Post Hill, North
Geelong, Newcomb and Point Lonsdale to be GRZ22. Existing planning policy is sufficient to
support incremental growth in these locations and therefore there is no requirement to make
changes to the Municipal Strategic Statement.

Conclusion

This review finalises the application of the reformed residential zones into the Greater Geelong
Planning Scheme by implementing the further work requirement to undertake this review at
Clause 21.06-6 of Council’s Municipal Strategic Statement. The review also seeks to implement
the recommendations of the C129 panel report and respond to submissions received as part of
the C300 amendment process. The recommendations of this review will provide clear policy
direction for the community and development industry about the preferred location for
conventional, medium and high density housing. This review has established criteria to define

! Residential Land Supply Monitoring Project - G21 Region (Geelong)Oct 2013 Final
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what is meant by the term ‘garden character’ within the City of Great Geelong. The garden
character of the four proposed incremental change areas will be protected and enhanced
through the addition of stringent application requirements which will require additional space to
be provided around dwellings allowing for planting and buildings to be setback from property
boundaries. The recommendations of the review are supported by State and Local Planning

Policy and will help to protect the neighbourhood character of areas which have an identified
garden character.
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APPENDIX 1 — GENERAL RESIDENTIAL ZONE
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APPENDIX 2 — BUILDING AGES
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APPENDIX 3 — STATE GOVERNMENT HOUSING DEVELOPMENT DATA 2005-2012

- r.: _J,‘ = B
: ¥ Gy i L3
= Al — el
i C ,':, ; wlw E >
i " S
E r nCE "":""':"'1'1“1.': E L =
fet ol - - .
=" ™ g . I \.__? B
fad l‘ﬁ idg =
I Iy
£ {f !,-"
(= — B
(L] i
Ll r
f ) 5-1._._ t .:I ri
Al y
. M=
. = -J_.; R |I,1.-ﬁ-.-\ o o
! Y, - T L
1= = = ¥ Iy
o A ET . ah (i S e
1 = Jab- | T e gt
Wil 5§ 20301 . oy i
i_,-"‘-’ i..u“} fridiget d - e Pl e b
=, i 1% = il I
-, < 5 ] - . -
i o e Wrsy 12317 0 -
} I Pite r — Ry =il = o
" . ; !
I ba ) : =3 Wk M—_u Ty =01 (e pe——
L DR = e | b PO sy - ¥
- = e 7l N =y = By
= - [ N | M i~
T - - = | <L) ._“JI!I i
e = —
—1; 3 i
S| I
) |21 [y el
y it Wity
: = { i
e E =i — I
a - ¥ BT
TH

=] sg o0 i I
oo pomiepi e i ——
-t e e GEELONG

Housing Development 2005-2012
- Nerthern Urban Geelong

Page | 24



Page | 25



o
P S [ BY. - |

E:R [ " .
' g T

Housing Development 2005-2012 i ket e
- Southern Urban Geelong By e 5 of vl sk, Bermes e o B

Page | 26



==y

: CURLEWIS { -:
N
“#1'-" DRYSDALE
ik -
,—/? .
1K
'—-.___d===__'\

CONNEWARRE WALLINGTON

i mi™ nam "fi. § Brs n 1388
Y — —

Housing Development 2005-2012 e i
- Bellarine S a e— GEELONG

Page | 27



APPENDIX 4 — LOCATION OF LOTS BETWEEN 500 AND 800 SQM

3 . | SEEhY | - 5 ARLINTRONG CREEX G
Wi Bl S e e bee lstes §1 ermare P Ban %
Lot size - Urban Geelong B e oy o Gy B GERLONG

Page | 28



BELLARINE

] \rs Em 1388

CONNEWARRE WALLINGTON ¥
0 ¥4a Feb 1430 iy = i I M 1280 LEm
C) .
™ MANNERIM| -
LECFOLD *"‘"\ MANNERIM &
K MARCUS HILL _
- ¥, SWAN BAY

Lot size - Bellarine Peninsula

Page | 29

B ke e kB e B et Bl T
ST § DI D SETET 4 SRR RAT I P
Ty B Ty of Do Cawirg Barses W w e
Ty of wigry = by g

GEELONG



APPENDIX 5 - SITE COVERAGE
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APPENDIX 6 — STREET TREE DENSITY
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APPENDIX 7 — LOCATION OF FURTHER INVESTIGATION AREAS
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APPENDIX 8 - PROPOSED GARDEN CHARACTER AREAS
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