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FOREWORD 

I n  1983 t h e  t h e n  Shi re  of Bellarine a n d  Geelong Regional Commiss ion  adopted  the 
Drysdale/Cl i f ton Spr ings  S t ruc tu re  P lan  (ISBN-0-7241-2555-8). 

Since t h e  adop t ion  o f  t h e  Plan i n  1983, c i rcumstances  i n  t h e  a r e a  have  changed 
significantly. T h e  a r e a  h a s  b e e n  designated one  of t h e  region's t h r ee  preferred centres 
for u r b a n  g rowth  o n  t h e  coas t  (refer Directions; The  Geelong Regional Development 
Strategy). T h e  popula t ion  growth r a t e  h a s  con t inued  well above an t ic ipa ted  projections, 
a n d  consider ing t h e  relative inexpensiveness  of  l a n d  i n  t h e  a rea ,  is  expected to  remain 
high. A n o t h e r  significant a t t rac t ing  focus  for t h e  a r e a  h a s  b e e n  t h e  development  of the 
Drysdale Village Shopping  Centre  anchored  b y  a ma jo r  supermarket. 

It w a s  therefore considered oppor tune  to  adop t  a s t ra tegy for t h e  fu tu re  of the 
Drysdale /Cl i f ton Spr ings  a r e a  in  t he  light of p a s t  developments  a n d  emerging trends. 
Consequent ly  i n  J a n u a r y  1990 t h e  Commission,  in  conjunct ion  with t h e  Council, 
re leased a Public Discuss ion  Documen t  a s  p a r t  of t h e  p rocess  towards  p repara t ion  of  a 
n e w  S t r u c t u r e  Plan. 

A tota l  of  4 0  s u b m i s s i o n s  were received du r ing  t h e  two m o n t h  exhibit ion period. These 
have  b e e n  a s s e s s e d  i n  detail  b y  b o t h  organizations.  As  a resul t ,  t h i s  n e w  S t r u c t u r e  Plan 
wh ich  h a s  b e e n  adop ted  b y  b o t h  t h e  Council  a n d  t h e  Commiss ion  con ta ins  a n u m b e r  of 
c h a n g e s  to  t h e  Public Exhibition Document .  T h e  m o s t  significant of  t h e s e  changes  is 
t h e  a b a n d o n i n g  o f  t h e  previous p lann ing  concept  of main ta in ing  a "green break" 
be tween  t h e  communi t i e s  of Drysdale a n d  Clifton Spr ings  in  favour  of  more  cost- 
effectiveness conventional  residential  development. All c h a n g e s  t o  t h e  Public 
Discuss ion  D o c u m e n t  a r e  fully explained in  t h i s  report. 

T h e  adop ted  S t r u c t u r e  P lan  indicates  t he  b road  p a t t e r n  of  l a n d  u s e s  wi th in  t h e  Study 
Area  for t h e  fu ture .  It will serve a s  a policy guide  to  t he  Commiss ion,  t h e  Council,  a 
r a n g e  of  Government  agencies, developers a n d  t h e  genera l  publ ic  o n  all l a n d  u s e  and 
re la ted  issues. 

T h e  a s s i s t ance  of  s ta f f  from t h e  Bellarine Rura l  City Council  a n d  Governmen t  agencies 
i n  t h e  p roduc t ion  of t h i s  repor t  is  gratefully acknowledged. Any quer ies  o r  further 
informat ion c a n  b e  obta ined  from t h e  Commission 's  Planning Division o r  Council's 
Town P lann ing  Department. 

C.K. Atkins,  O.A.M. 
Chairman 
GEELONG REGIONAL COMMISSION 
May 1992 
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1. INTRODUCTION 

Drysdale a n d  Clifton Spr ings  a re  located some 2 0 k m  to t h e  e a s t  of Geelong (Refer Fig. 
1). Drysdale  is  b isected b y  t h e  m a i n  Portarl ington Road which  h a s  unde rgone  significant 
upgrad ing  s ince  1983 a n d  h a s  now b e e n  dupl icated to  wi th in  6 k m s  o f  t h e  J e t t y  Road 
roundabout. 

I n  accordance  wi th  t h e  u p p e r  limit of  t h e  adop ted  project ions of  t h e  1982 Public 
Discuss ion  D o c u m e n t  of  t h e  previous S t ruc tu re  Plan,  t h e  S t u d y  Area  h a s  s u s t a i n e d  an 
extremely h igh  growth  ra te ,  s u c h  t h a t  t h e  total  popula t ion  for t h e  1981 to 1986 
in te rcensa l  per iod grew b y  approximately 1500 p e r s o n s  (or 30% i n  abso lu te  terms)  to 
4 8 2 3  people. O f  t h i s  growth only 2 .65% occurred i n  t h e  two Drysdale Collector Districts 
whi ls t  over 9 7 %  took  place in  Clifton Springs.  The  es t imated  popula t ion  a t  September 
1991 is 7 8 6 8  people. 

Con t inued  h igh  popula t ion  growth h a s  b e e n  s u s t a i n e d  d u e  to a combina t ion  of the 
following (among others) factors: 

t h e  availability of  serviced lots in  a period o f  r ap id  residential  dwelling growth 
relatively inexpensive l a n d  in  a n  attractive physical  setting; 
In t roduct ion  of  ret iculated sewerage services to  t h e  area; 
improving acces s  to Geelong; 
vas t ly  improved shopping  facilities a t  Drysdale b a s e d  a r o u n d  a n e w  and 
s u b s t a n t i a l  supermarket; 
t h e  cons t ruc t ion  o f  a second  pr imary  school: 

In  addit ion,  wi th  t h e  recent  t r end  towards  lower in teres t  r a t e s  for private housing, 
relatively high growth  is expected to  b e  sus t a ined  i n  t h e  area.  This,  in  con junc t ion  with 
a m a j o r  policy shif t  concerning t h e  location of t h e  fu tu re  second  p r imary  school  has 
necess i t a ted  a review of o the r  e lements  of t h e  S t ruc tu re  P lan  s u c h  a s  t h e  desirability of 
ma in ta in ing  a g r e e n  b r e a k  be tween  Drysdale a n d  Clifton Springs,  locat ion o f  future 
recrea t ion  a reas ,  a n d  possible fu tu re  communi ty  facilities. 

1.1 Stuctv Area  (Refer Fig. 2) 

T h e  S t u d y  Area  compr i ses  approximately 21 squa re  ki lometres a n d  ex t ends  t h e  previous 
s t r u c t u r e  p l a n  b o u n d a r y  in  a westerly direction to  provide for fu tu re  long t e r m  growth 
a s  identified in  Directions; The  Geelong Region Development Stra tegy 1988. 

1.2 Purpose  of  t h e  S t ruc tu r e  Plan 

T h e  p u r p o s e  o f  t h i s  S t ruc tu r e  Plan is  to guide t h e  development  of Drysdale/Clifton 
Spr ings  into t h e  2 1 s t  Century,  a l though  it is recognised t h a t  t he r e  will b e  a n e e d  to 
mon i to r  development  a n d  review th i s  Plan every five years. 

T h i s  p l a n  consol idates  a n d  develops: 

t h e  p a t t e r n  of  existing a n d  fu ture  residential  (including low dens i ty  residential 
a n d  r u r a l  residential), commercial  a n d  communi ty  developments; 

t h e  location of ma jo r  r o a d s  to serve fu ture  development  a n d  accommoda te  the 
h igh  vo lumes  of t h r o u g h  traffic travelling to  o t h e r  p a r t s  of t h e  Bellarine 
Peninsula ;  and 

a n  overall o p e n  space  sys t em for t he  area. 

D19-702495



1.3 Exist ing Planning  Controls  

1.3.1 Strategic Planning 

The  Strategic,  o r  Forward  Planning f ramework for Drysdale/Cl i f ton Spr ings  is guided by 
t h e  in tegra ted  f ramework  of t h e  following documents: 

Adopted Drysdale/Cl i f ton Spr ings  S t r u c t u r e  Plan,  1983 
Directions: T h e  Geelong Region Development Strategy,  1988 
Geelong Region Rura l  Residential  Living Strategy, 1983 
Geelong Region Retail Centre  Strategy, 1991. 

These  d o c u m e n t s  were evolved i n  consul ta t ion  wi th  t h e  Municipali t ies i n  t h e  Region, the 
va r ious  concerned  o r  relevant  servicing author i t ies ,  a n d  t h e  public.  They  have  guided 
(and con t inue  to  guide) development  s ince  1983. 

1.3.2 Existing S ta tu to ry  Controls 

S t a tu to ry  Planning  control  wi thin  t h e  Drysdale/Clif ton Spr ings  a r e a  a n d  th roughou t  the 
Rura l  City i s  effected t h r o u g h  l and-use  zoning a n d  assoc ia ted  ord inance  provisions 
operat ing wi th in  t h e  f ramework  of  t h e  Geelong Regional P lanning  Scheme. The 
admin is t ra t ion  of  t h i s  Scheme,  part icularly t he  i s sue  of P lanning  Permi ts  a n d  Planning 
Certificates is  t h e  responsibil i ty of  t h e  Bellarine Rura l  City Council.  Changes  to  zones, 
o rd inance  a n d  o the r  provisions of  t h e  Scheme  a r e  general ly t h e  responsibili ty o f  the 
Geelong Regional Commission,  af ter  consul ta t ion  wi th  t h e  Rura l  City. 

1 
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2 .  REGIONAL CONTEXT 

2.1 Regional Objectives 

Despite t h e  esca la t ion  of t ranspor ta t ion  cos t s  s ince  t h e  mid  - 70's ,  t h e  general  level of 
mobili ty wi th in  t h e  Aus t ra l i an  popula t ion  h a s  r ema ined  high. Indeed,  wi th  the 
in t roduct ion  of  more  fuel efficient vehicles a n d  t h e  s tabi l isat ion of oil pr ices  over the 
p a s t  5 o r  s o  years ,  t h e  genera l  mobility m a y  even have increased  again.  T h e  consequent 
accelerat ion of  t h e  "escape" o f  popula t ion  t o  t h e  coas ta l /bays ide  t o w n s h i p s  a n d  rural 
t ownsh ips  wi th in  2 5  km.  of Geelong h a s  a lso  impacted  u p o n  t h e  Bellarine Peninsula, 
par t icular ly  a t  Drysdale/Cl i f ton Spr ings  a n d  Ocean  Grove. 

T h e  p repa ra t ion  o f  S t r u c t u r e  P lans  for coastal  a n d  bayside townsh ips  con t r ibu te s  to  the 
overall regional  s t ra tegy  a n d  provides t h e  ra t ional  f ramework  for e n s u r i n g  that 
development  o c c u r s  i n  a n  orderly a n d  p rope r  m a n n e r .  T h e  appra i sa l  a n d  p repa ra t ion  of 
t h i s  s t r u c t u r e  p l a n  is  gu ided  b y  t h e  following regional objectives. 

providing a n  oppor tuni ty  for residential  development  a t  identified g rowth  centres 
o n  t h e  Bellarine Pen insu la  a n d  i n  coasta l  locations. 

e n s u r i n g  t h a t  t h e  individual cha rac te r  a n d  identity of t h e  coas t a l /bays ide  towns 
will b e  retained; 

achieving a compatible  ba lance  between t h e  resor t  a n d  dormitory func t ions  of 
t owns  wi th in  t h e  Region; 

• facilitating t h e  economic provision of roads,  water ,  sewerage a n d  other 
re t icu la ted  services; 

e n s u r i n g  t h e  economic a n d  efficient provision of  commercial  a n d  community 
services; 

protect ing t h e  coas ta l  l andscapes  a n d  foreshores  i n  a n d  be tween  the 
coas t a l / bays ide  townships. 

2 .2  Role of  Drysdale/Clif ton Springs 

Drysdale/Cl i f ton Spr ings  h a s  a threefold role o n  t h e  Bellarine Peninsula: 

a s  a bayside  dormitory town for Geelong, 

• a s  t h e  residential  a n d  commercial  focus for t h e  s u r r o u n d i n g  r u r a l  hinterland, 
and 

• a s  t h e  adminis t ra t ive cent re  for t h e  Bellarine Rura l  City Council. 

At c u r r e n t  growth r a t e s  Drysdale/Clif ton Spr ings  h a s  sufficient residential ly subdivided, 
fully serviced l a n d  available to accommodate  i ts  projected 2 0 1 0  popu la t ion  of  15,400 
people (a l though local rea l  es ta te  agen t s  have  expressed  conce rn  a t  t h e  shor tage  of 
v a c a n t  l a n d  available for sale). In  addit ion to o the r  existing re t icula ted services a 
re t icula ted  g a s  s u p p l y  is  now becoming available. 

D19-702495



Whils t  t h e  a r e a  is  primarily a dormitory town, limited oppor tuni t ies  also exist for the 
encou ragemen t  of  tour i s t  activities. The  Clifton Spr ings  foreshore provides access  to 
safe boa t ing  whils t  t h e  golf course  a n d  adjoining c o m m u n i t y  centre-provide 
oppor tuni t ies  for f u r t h e r  development  to  accommoda te  convent ion  cent re  type activities. 

I n  addit ion,  t h e  old rai lway s ta t ion  a r e a  i n  Drysdale (adjoining Lake Lorne) h a s  potential  
1 

for  f u r t h e r  development  b y  t h e  Geelong S t e a m  Preservat ion Society a s  a n  impor tan t  part 
of t h e  existing Drysdale  to Queenscliff  Tour i s t  S t e a m  Railway. S u c h  a development 
wou ld  b e  complemented  b y  t h e  con t inued  upgrad ing  o f  t h e  Lake Lorne p a r k  area. 

The  p roposed  Civic Precinct  o n  t h e  e a s t  s ide o f  G r u b b  Road,  s o u t h  o f  t h e  By-pass,  is 
expected t o  b r ing  toge ther  a r ange  of  sub-regional  facilities to  serve t h e  whole of the 
Bellarine Peninsula. 

D19-702495
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3 .  LOCAL CONTEXT 

Although t h e  Drysdale/Cl i f ton Spr ings  a rea ' s  impor tant ,  expanding  regional role will 
necessar i ly  b e  gu ided  b y  t h e  preceding regional objectives, t h e  S t r u c t u r e  P lan  will also 
b e  i n s t r u m e n t a l  i n  e n s u r i n g  o p t i m u m  uti l isation of  r e sources  a t  t h e  micro level (i.e. 
wi th in  t h e  townships) .  T h u s  t h e  following s e t  o f  local objectives will a c t  a s  a future 
m e a s u r e  for t h e  effectiveness o r  otherwise of  th i s  S t ruc tu r e  Plan. 

3.1 Local Objectives 

t o  e n s u r e  t h a t  Drysdale r e t a ins  a n d  e n h a n c e s  i t s  p r imacy  a s  t h e  pre-eminent 
adminis t ra t ive  a n d  servicing centre  o n  t h e  Bellarine Peninsula; 

t o  e n s u r e  a n  adequa t e  choice of  fully serviced resident ia l  locations within 
Drysdale a n d  Clifton Springs; 

to  consol idate  commercial  a n d  communi ty  facilities a t  t h e  Drysdale Village 
Shopp ing  Centre; 

to  e n s u r e  t h a t  light indust r ia l  a n d  service b u s i n e s s  development  es tab l i shes  in 
t h e  des igna ted  locations o n  Murradoc Road so  t h a t  they  will n o t  de t r ac t  from the 
res ident ia l  ameni ty  o f  t h e  township; 

to  provide a n  effective a n d  accessible public o p e n  space  a n d  recreat ion system 
util ising a n d  enhanc ing  existing fea tures  of  h igh  flora, f auna ,  a n d  visual 
significance; 

t o  provide a n  efficient, integrated movement  ne twork  providing for vehicular, 
bicycle a n d  pedes t r i an  movements; 

to  e n s u r e  t h a t  fu tu re  educat ion,  community ,  a n d  recreat ion facilities are 
in tegra ted  a n d  located to e n h a n c e  the i r  accessibility a n d  maximise  j o in t  use 
wherever  possible; 

D19-702495
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4 .  EXISTING CHARACTERISTICS-OPPORTUNITIES AND CONSTRAINTS 
(Refer Fig.4) 

4.1 Population 

T h e  m o s t  a ccu ra t e  r ecen t  popula t ion  d a t a  available is  derived f rom t h e  1986 Census. 
For tunate ly ,  t h e  abu t t i ng  Collectors Districts o f  Drysdale a n d  Clifton Spr ings  coincide 
a lmos t  exactly wi th  t h e  extended S t u d y  Area o f  t h i s  S t ruc tu r e  P lan  - i n  fact  the 
"handful" of  r u r a l  dwellings excluded will have a statistically insignificant effect o n  the 
popula t ion  analysis. 

It i s  possible  to  accura te ly  es t imate  t h e  "current" populat ion a s  a t  3 0  Sep tember  1991 
b y  uti l ising t h e  average househo ld  occupancy  ra te  f rom t h e  1986 A.B.S. applied to 
mun ic ipa l  dwelling approvals  s ince  1st J u l y  1986. 

The  c u r r e n t  (30 September ,  1991) populat ion of Drysdale/Clif ton Spr ings  i s  therefore 
e s t ima ted  a s  follows: 

1986 ABS Drysdale 1166 
Clifton Springs 3657 

Total 4823 

1986 ABS Occupancy  Rates: 
Drysdale 3.08 
Clifton Springs 3.03 

Adopted 3 .03  s ince 9 5 %  of  popula t ion  growth i n  t h e  1981 to  1986 
inter-censal  period w a s  i n  Clifton Springs. 

Building Permits  I s sued  1st J u l y  '86 to  3 0  Sep tember  '91 = 1026 

Es t imated  Completed Dwellings = 1005 (98%) 

Additional populat ion therefore 1005 x 3 .03  = 3 0 4 5  persons 

Therefore Es t imated  Populat ion for Drysdale/Clif ton Spr ings  (Sept 30, 
1991): 

4 8 2 3  + 3 0 4 5  = 7 8 6 8  persons 
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It i s  i n t e r e s t i n g  t o  n o t e  t h a t  w h i l s t  t h e  a b s o l u t e  p o p u l a t i o n  g r o w t h  f o r  Drysdale/Clifton 
S p r i n g s  i n  t h e  p e r i o d  1 9 8 1 - 1 9 8 6  w a s  1 4 6 9  p e r s o n s ,  o n l y  2 . 6 5 %  o f  t h i s  g r o w t h  occurred 
i n  t h e  D r y s d a l e  C o l l e c t o r  D i s t r i c t .  T h e  r e a s o n  f o r  t h i s  b r o a d  d i f f e r e n c e  i n  g r o w t h  rates 
w i t h i n  t h e  t w o  s e c t o r s  o f  t h e  S t u d y  A r e a  i s  g r a p h i c a l l y  e v i d e n t  f r o m  t h e  following 
A g e / S e x  P y r a m i d .  C l i f t o n  S p r i n g s  e x h i b i t s  t h e  t y p i c a l  " Y o u n g  Fami ly"  (1) 

c h a r a c t e r i s t i c s  c o m m o n  t o  r a p i d l y  d e v e l o p i n g  o r  n e w l y  s u b d i v i d e d  a r e a s ,  whilst 
D r y s d a l e  e x h i b i t s  m o r e  o f  t h e  "Middle"  (1)  a n d  " M a t u r e  F a m i l y "  (1)  characteristics. 
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c h i l d l e s s  c o u p l e s  I n  m i d d l e  a n d  l a t e r  a g e  groups 
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Projections: 

P a s t  t rends ,  par t icular ly  t h e  influx of young  families is  expected to con t inue  in  the 
foreseeable fu ture .  However, longer t e r m  t r e n d s  a r e  m o r e  difficult to  predict  a n d  future 
growth will b e  suscept ib le  to  f luctuat ions  affected b y  one  (or a combination) of  the 
following: 

• economic factors  s u c h  a s  in teres t  ra tes ,  level of unemployment ,  community 
confidence; 

• t h e  r a t e  of  regional popula t ion  growth; 
• a n y  s u s t a i n e d  increase  in  fuel a n d / o r  travel costs; 
• t h e  location of fu tu re  employment  cen t res  i n  t h e  Region; 
• a n y  perceived publ ic  t ranspor t ,  educat ion  a n d  communi ty  facilities constraints; 
• t h e  availability of  relatively inexpensive, fully-serviced u r b a n  land; 
• t h e  relative a t t rac t iveness  of  t h e  a r e a  (physical character is t ics ,  u r b a n  amenity, 

etc.) for b o t h  residential  a n d  semi- rura l  living compared  to alternative 
"commuter"  townsh ips  wi thin  t h e  Region. 

I n  t h e  1976 to  1986 period the  Bellarine Rura l  City's percentage  of  t h e  Region's growth 
inc reased  f rom 37 .5% to 52% . Correspondingly, growth in  t h e  S t u d y  Area  increased 
dramat ical ly  a s  a percentage  of  t he  Region's growth from 4 .2% (1976) to 14.5% (1986), 
a n d  of  t h e  municipal i ty 's  growth from 11.2% (1976) to 27 .8% (1986). Irrespective of 
w h e t h e r  t h i s  d rama t i c  su rge  i n  t h e  ra te  of  increase  i n  t h e  growth ra te  cont inues ,  a high 
growth r a t e  is  still likely to be  sus t a ined  given t h e  ra te  of i s sue  of  bui lding pe rmi t s  for 
dwellings s ince  J u n e  1986. (i.e. average 195 p e r m i t s / a n n u m ) .  Unless  t he  current 
economic d o w n t u r n  i s  s u s t a i n e d  over a long t e r m  the  predicted popula t ion  of 15400 (2) 
b y  t h e  y e a r  2 0 1 0  will b e  achieved. 

(2) D i r e c t i o n s :  T h e  G e e l o n g  R e g i o n  D e v e l o p m e n t  S t r a t e g y ,  G R C  J u n e  1 9 8 8  ISBN:  0- 

7241-6330-I 
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T h e  f o r e g o i n g  c h a r t  s h o w s  a r a n g e  o f  r e a l i s t i c  p o p u l a t i o n  p r o j e c t i o n s  t o  t h e  y e a r  2010 
d e p e n d e n t  u p o n  a v a r i e t y  o f  assumptions. 

P r o j e c t i o n  A: 

T h e  C o m m i s s i o n ' s  p r o j e c t i o n  d e r i v e d  f r o m  t h e  a n a l y s i s  s u p p o r t i n g  t h e  G e e l o n g  Regional 
D e v e l o p m e n t  S t r a t e g y  - 1 5 , 4 0 0  p e r s o n s  b y  2010. 

T h i s  p o p u l a t i o n  i s  b a s e d  u p o n  D r y s d a l e / C l i f t o n  S p r i n g ' s  s h a r e  o f  t h e  p r o j e c t e d  regional 
p o p u l a t i o n  h a v i n g  r e g a r d  t o  i t s  d e s i g n a t i o n  a s  a p r e f e r r e d  c e n t r e  f o r  u r b a n  g r o w t h  on 
t h e  coast. 

P r o j e c t i o n  B: 

T h i s  p r o j e c t i o n  i s  b a s e d  o n  t h e  1 9 8 0  t o  1 9 8 9  d e v e l o p m e n t  r a t e  o f  1 5 7  d w e l l i n g s  p e r  year 
w i t h  a n  a v e r a g e  o c c u p a n c y  r a t e  o f  3 . 0 3  p e r s o n s / d w e l l i n g .  It  a s s u m e s  a 9 8 %  completion 
r a t e  o f  d w e l l i n g s  approved. 

T h i s  c a l c u l a t i o n  p r o d u c e s  a p o p u l a t i o n  i n c r e a s e  o f  5 0 5  p e r s o n s  p e r  y e a r ,  w h i c h  taken 
o v e r  t h e  p e r i o d  1 9 8 0  t o  2 0 1 0  w o u l d  r e s u l t  i n  a p r o j e c t e d  t o t a l  p o p u l a t i o n  o f  1 5 , 1 5 0  6 
persons. 

1 

P r o j e c t i o n  C: 

T h i s  p r o j e c t i o n  i s  c a l c u l a t e d  u s i n g  t h e  s a m e  a v e r a g e  o c c u p a n c y  r a t e  p e r  d w e l l i n g  and 
c o m p l e t i o n  r a t e  o f  d w e l l i n g s  a p p r o v e d  a s  f o r  P r o j e c t i o n  B .  H o w e v e r ,  i t  i s  b a s e d  o n  the 
h i g h  g r o w t h  r a t e  p e r i o d  o f  1 9 8 6  t o  1 9 8 9  d u r i n g  w h i c h  a n  a v e r a g e  o f  2 4 1  p e r m i t s  per 
y e a r  w e r e  i s s u e d  w h i c h  w o u l d  a c c o m m o d a t e  a n  a v e r a g e  a d d i t i o n a l  7 1 5  p e r s o n s  per 
y e a r .  E x t e n d e d  a t  t h i s  r a t e  u n t i l  2 0 1 0  p r o v i d e s  a p r o j e c t e d  p o p u l a t i o n  o f  22,058 
persons. 
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Adopted Popula t ion  Projection 

The  foregoing project ions cover a range  of fu ture  development  scenarios .  It i s  difficult to 
foresee t h e  very high bui lding r a t e s  of Projection C be ing  sus t a ined ,  ( these figures 
decl ined i n  1990 a n d  aga in  i n  1991), however, i t  i s  evident  t h a t  Drysdale/Clifton 
Spr ings  h a s  n o w  r e a c h e d  i t s  "take-off' threshold.  The  Commiss ion ' s  forecast  of  15,400 
b y  t h e  y e a r  2 0 1 0  (Projection - a s  developed for t h e  Regional Development  Strategy - 
s e e m s  a t  l eas t  a very realistic probability a n d  h a s  b e e n  adop ted  a s  t h e  population 
forecast  for 2010. 

It  m u s t  b e  apprec ia ted  t h a t  t h e  above projections a re  b a s e d  o n  a fixed occupancy  r a t e  of 
3 . 0 3  p e r s o n s  p e r  dwelling. I n  reality, t h i s  figure is  likely to  b e  temporari ly increased  in 
Clifton Spr ings  be tween  1991-1996 a s  young  househo lds  commence  a n d  increase  the 
size of  t he i r  families (up to 3 . 4  p e r s o n s  p e r  dwelling). I n  t h e  longer  te rm,  however, 
occupancy  r a t e s  could  b e  expected to  decline, a s  t h e s e  a r e a s  become es tabl ished,  b y  up 
to  a n  average of  0 . 5  p e r s o n s  p e r  household  which would subs tan t ia l ly  r educe  the 
n u m b e r  of  p e r s o n s  forecast  b y  these  projections. As a n  example,  t h e  occupancy  r a t e  of 
Drysdale d ropped  f rom 3 .7  p e r s o n s  p e r  dwelling in  1971 to  3 .08  p e r s o n s  p e r  dwelling in 
1986. 

4 .2  Dwellings 

The  r a t e  of  unoccup ied  dwellings wi thin  a n  a r e a  o r  a township  is often a good indicator 
of t h e  c h a r a c t e r  of t h e  town o r  area,  a n d  in th i s  respect  Drysdale/Clif ton Spr ings  is no 
exception. 

T h e  popular i ty  of  Drysdale/Clif ton Spr ings  a s  a c o m m u t e r  s u b u r b  a n d  retirement 
cen t re  is  reflected i n  i t s  level of v a c a n t  dwellings - 9 .8% (ay.) of  to ta l  hous ing  stock 
(A.B.S. 1986). Th i s  is  comparable  to t h e  Sta te  average of 9.6% (A.B.S. 1986), a n d  the 
Geelong Region average of  14.6%. ( 3 ) 

Clearly t h i s  a r e a  is  n o t  a resor t  area ,  m o s t  of  t h e  unoccupied  dwellings a r e  likely to  be 
newly completed,  unso ld  h o m e s  o r  h o m e s  temporari ly vaca ted  b y  owners  o n  vacation. 

(3) It shou ld  be  noted t h a t  the  Region's vacancy rate is higher than the State average primarily due to 
the number o f  coastal resort townships within the Region having a large stock of vacant holiday 
dwellings at each census date. 
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I n  September ,  1991 it i s  es t imated  t h e  S t u d y  Area  con ta ined  2 ,762  dwellings m a d e  up 
a s  follows: 

1986 ABS dwellings 
1986-1991 Es t ima ted  n e w  dwellings 
( a s s u m e s  9 8 %  construction 
of  pe rmi t s  issued) 

Es t ima ted  tota l  dwellings in 
s t u d y  a r e a  3 0  S e p t e m b e r  1991 

4 .3  Subdivision 

1757 

1005 

2762 

The  es tab l i shed  ("old") p a r t  of Drysdale is located i n  t h e  a r e a  b o u n d e d  b y  Wyndham 
Street ,  J e t t y  Road, Anderson ' s  Road, a n d  Pr incess  Street.  The  subdivis ion p a t t e r n  is 
s trongly inf luenced b y  t h e  original Crown Township  layout,  a n d  development  in  this 
a r e a  h a s  b e e n  min ima l  - only 61 dwellings were cons t ruc ted  in  t h e  1981-86 inter-censal 
per iod - a n d  t h e  dwelling vacancy  ra te  a t  11.5% is  2 .3% h igher  t h a n  for Clifton Springs. 
However, t h e  relatively recen t  subdivis ion n o r t h  o f  W y n d h a m  St ree t  abu t t ing  the 
Drysdale Village Shopping  Cent re  h a s  developed rapidly s ince  1983, a s  h a s  Clifton 
Springs. 

Clifton Spr ings  compr i ses  two dis t inct  ne ighbourhoods  divided b y  Beacon Point Road, 
which,  i n  conjunct ion  with J e t t y  Road a n d  Bay Shore  Avenue, provides excellent 
vehicu la r  acces s  for t h e  residents. 

Apar t  from occasional  two-lot subdivis ions  t he r e  h a s  b e e n  n o  addi t ion  to  t he  residential 
a l lo tment  s t o c k  s ince the  1983 S t ruc tu r e  Plan. Th i s  h a s  n o t  c a u s e d  a n y  supply 
shor t ages  d u e  to  t h e  large existing s tock  of v a c a n t  a n d  potentially subdividable 
a l lo tments  (a l though a s  men t ioned  earlier, local e s ta te  agen t s  expres s  concern  about 
l ack  of  l a n d  available for sale). 

Drysdale  a n d  Clifton Spr ings  a r e  s epa ra t ed  b y  a b a n d  of  low-density r u r a l  residential 
subdivis ions  p l u s  a n u m b e r  of  larger  unsubd iv ided  a l lo tments  present ly  zoned Rural 
F u t u r e  Urban .  It  h a d  a lways b e e n  a consc ious  S t r u c t u r e  P lan  concep t  to  re ta in  this 
semi- rura l  buffer "... to e n h a n c e  t h e  a tmosphe re  of spac iousnes s  wh ich  is  a n  important 
fea ture  of  b o t h  communit ies ."  (4) T h e  1983 S t r u c t u r e  P lan  identified t h i s  a r e a  a s  being 
ideally located for t h e  fu tu re  development  of  educat ion,  recreation,  a n d  community 
facilities. 

4 . 4  Services 

All n o r m a l  re t icula ted  u r b a n  services (water, sewerage,  electricity, telephone) are 
available wi th in  t h e  s t u d y  area ,  a n d  a ret iculated g a s  supp ly  is cur ren t ly  being extended 
to t h e  area. 

The  Geelong a n d  District  Water  Board  h a s  provided detailed information a b o u t  the 
availability a n d  capaci ty  of existing wa te r  supp ly  a n d  sewerage sys tems.  The  existing 
s y s t e m s  have  b e e n  designed to  serve t h e  a r e a s  a l ready zoned for u r b a n  development 
a n d  f rom a n  economic viewpoint shou ld  b e  utilized m o r e  fully before f u r t h e r  extensions 
in to  undeveloped a r e a s  a re  carr ied out. 

(4) A d o p t e d  D r y s d a l e / C l i f t o n  S p r i n g s  S t r u c t u r e  P l a n ,  G e e l o n g  R e g i o n a l  C o m m i s s i o n ,  1 9 8 3 .  ISBN:  0- 

7 2 4 1 - 2 5 5 5 - 8 .  M s  10-12 

1 

1 
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F u t u r e  provision o f  w a t e r  supp ly  to t h e  n o r t h  a n d  e a s t  of  t h e  existing t o w n  will be 
expensive to  provide a n d  is  a cons t ra in t  to  fu ture  u r b a n  development  i n  t h a t  area.  Land 
to  t h e  wes t  of Clifton Spr ings  c a n  b e  economically provided wi th  re t icula ted water 
supp ly  a n d  sewerage i n  t h e  longer t e rm  b u t  will require  a subs t an t i a l  augmen ta t i on  and 
upgrad ing  o f  t h e  existing systems.  The  Geelong a n d  District  Wate r  B o a r d  advises  that 
t h e  sizing a n d  t iming o f  t h e  augmenta t ion  works  will d e p e n d  to  a large ex ten t  o n  the 
ou tcome  of  t h e  S t r u c t u r e  P lan  review a n d  t h e  es t imated  r a t e  of  growth of  t h e  townships. 

T h e  Board  provided a ma jo r  i n p u t  into t h e  considerat ion of s u b m i s s i o n s  received 
following exhibit ion o f  t h e  Public Discuss ion  Document .  In  par t icular ,  it car r ied  out 
f u r t h e r  detai led a s s e s s m e n t s  into t h e  capaci ty  of  t h e  sewerage s y s t e m  to  serve the 
addi t ional  a r e a s  be ing  sugges ted  for inclusion for residential  zoning. Undoubtedly,  the 
p roposa l s  for addi t ional  residential  zonings,  a s  out l ined la te r  i n  t h i s  report ,  will delay 
t h e  n e e d  for a u g m e n t a t i o n  of  t h e  w a t e r  supp ly  a n d  sewerage s y s t e m s  to  serve t h e  west 
s ide of  J e t t y  Road  b y  a n u m b e r  o f  years. 

The  n a t u r e  of  t h e  topography e n s u r e s  t h a t  s to rmwater  dra inage  is  channel led  into 
relatively efficient n a t u r a l  wa te r  courses .  Runoff n o t  re ta ined  i n  Lake Lorne o r  McLeod's 
Holes t e r m i n a t e s  in  Port  Phillip Bay. 

4 .5  Topography  a n d  Landscape 

The  S t u d y  Area  general ly  r i ses  from Port  Phillip Bay  towards  t h e  e a s t  a n d  s o u t h  to 
a b o u t  85m.  A.H.D. It i s  mildly undu la t ing  o p e n  g r a s s l a n d s  in te rspersed  wi th  some 
dra inage  gull ies a n d  a few s t a n d s  of native vegetation. Slopes rarely exceed 5% making 
t h e  a r e a  ideal for u r b a n  development.  Slopes generally face n o r t h  to  west. 

Within  t h e  l a n d s c a p e  context  par t icu la r  opportuni t ies  a n d  cons t r a in t s  a r e  to  b e  s e e n  in 
t h e  following areas: 

McLeod's F r e s h  Water  Holes form p a r t  of t he  Drysdale Recreat ion Reserve and 
s u p p o r t  a good r ange  o f  flora a n d  fauna .  The  a r e a  w a s  once t h e  site o f  extensive 
aboriginal  encampments; 

Sproa t ' s  Waterhole  is  s i tua ted  a t  t h e  intersect ion of  Drakes  a n d  Mar t ins  Roads. 
I ts  impor tance  a s  a s w a m p  a n d  g ra s s l and  flora a n d  f a u n a  conservat ion a r e a  has 
b e e n  acknowledged b y  t h e  L.C.C. (Land Conservat ion Counci l  Final  Report): 

There  is  little o f  ecological significance left o n  t h e  coasta l  s tr ip,  however t h e  cliffs 
a r e  sl ip-prone,  a n d  every effort shou ld  b e  m a d e  to  minimise  eros ion pressures; 

The  golf cou r se  h a s  little ecological importance,  b u t  it is visually pleas ing and 
provides a h a b i t a t  for a wide range  of b i rd  species; 

Lake Lorne provides a hab i t a t  for a wide variety of  aqua t ic  wildlife a n d  s h o u l d  be 
adequa te ly  protected  aga ins t  pollution. 

Most  o f  t h e  above f ea tu re s  p r e s e n t  opportuni t ies  r a t h e r  t h a n  cons t r a in t s  s ince t hey  are 
all con ta ined  wi th in  existing reservat ions a n d  therefore t he i r  preservat ion  and 
e n h a n c e m e n t  is a n  impor t an t  contr ibut ion to t h e  overall quali ty of p r e s e n t  a n d  future 
resident ia l  living. 
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4 . 6  Rura l  Land 

The  l a n d  s u r r o u n d i n g  Drysdale h a s  b e e n  some  of t h e  m o s t  productive agricul tural  land 
i n  t h e  Region where  in  recen t  t imes  intensive farming, par t icular ly  pota to  growing has 
b e e n  t h e  m a i n  agr icul tura l  l a n d  use. 

Land  t o  t h e  w e s t  a n d  s o u t h  of  t he  existing u r b a n  a n d  r u r a l  res ident ia l  "edges" is  still 
he ld  i n  relatively large holdings, the reby  increas ing t h e  potent ia l  viability o f  holdings for 
Intensive farming a n d / o r  cropping. 

Soils t o  t h e  s o u t h  a r e  m o r e  variable t h a n  soils to  t h e  west.  As  a r e su l t  t h e  l and  to the 
s o u t h  i s  l e s s  su i tab le  for intensive farming. Some cropping o c c u r s  a n d  s ince  m u c h  of 
t h i s  l a n d  i s  pa s tu r e ,  i t  is u s e d  for pr ime lamb,  wool a n d  bee f  production. 

However, a n u m b e r  of  propert ies  i n  t h e  a r e a  (mostly t o  t h e  w e s t  a n d  a lesser  n u m b e r  to 
t h e  south)  have  b e e n  con tamina ted  b y  Dieldrin a n d  therefore f a rm management 
prac t ices  will have  to  b e  subs tant ia l ly  modified. 

E a s t  of  Drysdale,  o n  t h e  heavy basal t ic  soils, p a s t u r e  p roduc t ion  is t h e  p r imary  form of 
l a n d  use .  T h e  a r e a  is  well su i ted  to pr ime l a m b  a n d  o t h e r  fa t tening enterprises.  Land 
h e r e  h a s  b e e n  extensively f ragmented  a n d  t h i s  provides a t rans i t ion  be tween  u r b a n  and 
r u r a l  u ses .  T h i s  is  part icularly t h e  case  i n  t h e  a r e a  be tween  t h e  proposed By-Pass 
reservat ion a n d  t h e  existing township,  a n d  to  a lesser  ex ten t  beyond  t h e  proposed 
reservat ion t o  Mar t ins  Road. 

Exist ing zoning  which  is  i n  conformity wi th  t h e  objectives of  t h e  Geelong Region Rural 
Residential  S t ra tegy ( 5 ) recognises t h e  potential  t o  rat ional ise some  of  this 
f ragmenta t ion  a n d  the reby  satisfy the  existing d e m a n d  for semi- rura l  (i.e. rural 
residential) living. 

4 .7  Growth  Constraints 

I n  t h e  long-term Drysdale/Clif ton Spr ings  h a s  growth  c o n s t r a i n t s  i n  all b u t  one 
direction: 

Northwest 
Development  is  cons t ra ined  b y  Port  Phillip Bay 

Northeast 
Development  i s  effectively cons t ra ined  b y  wa te r  supp ly  a n d  t h e  r u r a l  residential 
development  which  forms a buffer of low dens i ty  a l lo tments  extending f rom the  Bay  to 
t h e  Drysdale /Por tar l ington  Service Basin. 

East 
Development  will b e  effectively cons t ra ined  b y  t h e  long- term cons t ruc t ion  of the 
Drysdale By-pas s  Road. Residential a n d  ru ra l  res ident ia l  u s e s  beyond  t h e  By-pass 
Road  a l ignment  will n o t  b e  supported. 

S o u t h  
Residential  development  is effectively cons t ra ined  b y  t h e  existing buffer o f  small  acre 
subdivis ion a n d  will b e  fu r the r  cons t ra ined  b y  t h e  Drysdale By-pass  Road (which will 
r u n  paral le l  to  Ande r sons  Road) w h e n  completed. 

(5) G e e l o n g  R e g i o n  R u r a l  R e s i d e n t i a l  L iv ing  S t r a t e g y  - C R C ,  1 9 8 3 ,  ISBN-0-7241-2539-6 
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current limit to 
8 0 m  CONTOUR— gravity water supply 

ultimate limit to future 
100m CONTOUR— gravity water supply 
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W e s t  
T h i s  i s  t h e  log ica l  d i r e c t i o n  f o r  f u t u r e  g r o w t h ,  t h e  o n l y  l i ke ly  c o n s t r a i n t  b e i n g  t h a t  the 
a r e a  i s  o f  p r i m e  i n t e n s i v e  a g r i c u l t u r a l  c a p a b i l i t y  ( p o t a t o e s ) .  T h e  l o c a t i o n  o f  t h e  Curlewis 
G o l f  C o u r s e  wi l l  a l s o  p r e v e n t  d e v e l o p m e n t  f r o m  a b u t t i n g  t h e  P o r t a r l i n g t o n  Road. 

F i g u r e  4 i n d i c a t e s  t h e  m a j o r  O p p o r t u n i t i e s  a n d  C o n s t r a i n t s  w i t h i n  t h e  S t u d y  A r e a .  
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5 .  EXISTING AND FUTURE DEVELOPMENT 

5.1 Supp ly  of  Allotments 

5.1.1 Convent ional  Residential  Allotments 
The  following s u m m a r y  reflects t h e  s t a t u s  of residential  a n d  r u r a l  res ident ia l  zoned 
l a n d s  i n  t h e  S t u d y  Area. 

It  s h o u l d  b e  no t ed  t h a t  t h e  figures p resen ted  in  t h e  following table a r e  t h e  1989 figures. 
These  have  b e e n  re ta ined  in  t h i s  repor t  because  t hey  indicate t h e  b a s i s  u p o n  wh ich  the 
s u b s e q u e n t  res ident ia l  rezonings have  b e e n  made. 

SUMMARY O F  RESIDENTIAL (including RURAL RES.) ALLOTMENT CAPACITY 1989 

Presen t  Planning 

S c h e m e  Zone 

Existing Allotments Potential 

Allotments 

Total  Vacant 

Capacity Developed Vacant 

Residential  "A" 
a n d  Reserved Res 

Residential  "C" 

2056 1591 467 2058 

(0.4 h a  allots) 

Rura l  Residential 

32 60 51 111 

(1.5 h a  ay. allots) 135 55 7 62 

Examina t ion  of t h e  foregoing al lotment  s u m m a r y  indicates  t h a t  despi te  t h e  high 
popula t ion  growth,  a very subs tan t i a l  capaci ty  remains .  T h e  ex ten t  of  t h e  capaci ty  is 
d e p e n d e n t  u p o n  t h e  growth ra te  adopted  (Refer Section 4.1). If g rowth  con t inues  a t  the 
adop t ed  r a t e  indicated b y  Projection A (15400 p e r s o n s  o r  131 dwellings p e r  a n n u m )  the 
supp ly  is  e s t ima ted  a s  being 15.7 years .  However t h i s  figure does  n o t  t ake  in to  account 
t h e  apparen t ly  s u b s t a n t i a l  n u m b e r s  of  single a l lo tments  wh ich  a r e  i n  pr ivate  ownership 
a n d  a re  n e i t h e r  available for sale  n o r  likely to  b e  developed in t h e  s h o r t  t e r m  future. 

T h e  resident ia l  a l lo tment  supp ly  in  1992 is  now subs tan t ia l ly  h igher  having  rega rd  to 
t h e  rezoning of t h o s e  a r e a s  s h o w n  in  Figure 5 a s  "Proposed Immedia te  Conventional 
Residential  Development" to  Residential  A. Todays residential  a l lo tment  supp ly  in 
Drysdale Clifton Spr ings  i s  n o w  es t imated  a s  being 2 0  years .  This  s u p p l y  will therefore 
b e  a d e q u a t e  for t h e  nex t  5 years. 

Drysdale/Clif ton Springs '  fu tu re  growth corridor is pre-de termined b y  existing 
development  cons t r a in t s  to  a westerly direction. 

The  Ministry o f  Educa t ion  acknowledged t h i s  fact  b y  cons t ruc t ing  i t s  n e w  primary 
school  w e s t  of  J e t t y  Road  (to b e  more  cent ra l  to  t h e  fu tu re  growth area) r a t h e r  than 
adjoining Clifton Spr ings  Road a s  envisaged u n d e r  t h e  1983 S t r u c t u r e  Plan. 
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LONG TERM CONVENTIONAL 
RESIDENTIAL DEVELOPMENT. 
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Whils t  t he r e  i s  n o  immediate  need  to create  addit ional residential  zoning wes t  of Jetty 
Road, (nor indeed are  existing ret iculated services able  to ca t e r  for s u c h  development) it 
i s  appropr ia te  to confirm fu tu re  in ten t  with a sui table  "holding" zone  - i.e. Rura l  Future 
Urban.  S u c h  zoning will n o t  affect existing l and-use  b u t  will e n s u r e  aga ins t  the 
possibility of  undes i rab le  f ragmenta t ion  or  t h e  in t roduct ion of inappropr ia te  n e w  uses. 
T h e  a r e a  wes t  o f  J e t t y  Road h a s  b e e n  identified i n  t h e  Geelong Region Development 
St ra tegy a s  a Designated U r b a n  Growth Area  a n d  c a n  b e  economically serviced in  the 
f u t u r e  b y  dupl ica t ion  of  existing ret iculated wa te r  supp ly  a n d  sewerage systems. 

It i s  a lso  cons idered  appropr ia te  to  confine fu ture  residential  development  n o r t h  of  the 
former  rai lway line, a s  t h e  a r e a  s o u t h  a n d  generally b o u n d e d  b y  t h e  Curlewis Golf 
Course ,  J e t t y  Road a n d  t h e  Portarl ington Road, is  a l ready generally subdivided and 
developed a s  r u r a l  residential  allotments. 

Initially, a n  a r e a  of  over 2 0 0  hec ta res  h a s  b e e n  rezoned to  Rura l  F u t u r e  U r b a n  a s  far 
w e s t  a s  McDermot t  Road. Th i s  will accommodate  a b o u t  6 0 0 0  people (ie. a f u r t h e r  15-20 
y e a r s  supply) depend ing  u p o n  a n d  tak ing  into a c c o u n t  o the r  l and  r equ i remen t s  for 
ac t ive /pass ive  recreat ion,  a ne ighbourhood shopping  cent re  a n d  o the r  community 
facilities. However, before a n y  specific u r b a n  rezonings t ake  place, a detai led Outline 
Development  P lan  will b e  p repared  to guide physical  development.  Th i s  s h o u l d  be 
completed wi th in  t h e  ensu ing  5-10  years. 

I n  t h e  s h o r t  t e r m  t h e  residential  supp ly  a s  s h o w n  in  the  1989 figures h a s  been 
increased  b y  t h e  zoning/ re-zoning of existing "infill areas" which  a re  identified o n  Figure 
5 a n d  s e t  o u t  below. These  a r e a s  now provide t h e  capaci ty  for over 9 0 0  addi t ional  lots 
to  b e  created,  o r  over 7 1 / 2  yea r s  addit ional  supply  of residential  l and  - 

(1) t h e  previously-zoned Rura l  F u t u r e  U r b a n  a r e a  abu t t i ng  t h e  existing e a s t e r n  edge 
of  Clifton Spr ings  which  h a s  a capacity to provide u p  to  2 7 0  residential 
allotments. 

(2) t h e  previously-zoned Rura l  F u t u r e  U r b a n  a r e a s  to t h e  e a s t  a n d  wes t  o f  Barrands 
Lane. Whilst  t he  Public Discuss ion Documen t  advocated  a con t inua t ion  o f  the 
low dens i ty  "break" be tween t h e  communi t i es  of  Drysdale a n d  Clifton Spr ings  by 
u s e  of  t he  Residential  C zone in t h e  area ,  following t h e  considerat ion of 
s u b m i s s i o n s  a n d  a review b y  Council  of  i t s  previous policy of ma in ta in ing  some 
form of  separa t ion ,  a Residential  A zoning h a s  now b e e n  approved. Th i s  a r e a  is 
well su i t ed  to  residential  development because  of i t s  very cent ra l  location and 
h igh  accessibility to t h e  Drysdale Village centre.  F r o m  a cost-effectiveness 
viewpoint  of full ut i l isat ion of  existing re t iculated a n d  o the r  services, reversal  of 
t h e  p roposa l s  advocated in  t h e  Public Discuss ion Documen t  w a s  justified. 

(3) O n  t h e  e a s t  s ide of Central  Road large a l lo tments  which  were previously zoned 
Rura l  Residential  a r e  s u r r o u n d e d  o n  th ree  s ides  b y  Residential  A zoning and 
t h e i r  subdivis ion will e n s u r e  a cost-effective u s e  of ret iculated services. 

(4) E a s t  of Pr incess  St reet  cons i s t s  of long na r row a l lo tments  where  a n y  fu tu re  re- 
subdivis ion into 0 .4  h a  lots in accordance with t h e  previous Residential  C zoning 
a p p e a r s  unlikely. Fur ther ,  t h i s  l and  is highly accessible to t h e  town  centre, 
be ing  a t  i t s  extremity only 5 0 0 m  from Drysdale 's  m a j o r  shopp ing  facilities. This 
a r e a  is capable  of  providing 7 0  conventional hous ing  sites. 
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I In  addi t ion to  t h e  above "infill" a reas ,  there  exis ts  s u b s t a n t i a l  a r e a s  o n  t h e  east 

s ide  o f  J e t t y  Road, n o r t h  of t h e  railway line which  a r e  zoned o r  have been 
subdivided for rural-resident ial  use.  These  a r e a s  a r e  identified o n  the  Infill 
Residential  Areas  Map Figure 5, a s  Long-Term Conventional  Residential  .• 
Development. 1111 

T h e s e  a r e a s  a r e  all wi thin  t h e  f u t u r e  a n d  c u r r e n t  u r b a n  limits of 
Drysdale /Cl i f ton Spr ings  a n d  were subdivided twen ty  y e a r s  ago pr ior  to  the 
existence of  regional p lanning  policies a n d  t h e  c o m m i t m e n t  o f  local a n d  regional 
au thor i t i es  t o  S t r u c t u r e  Plans. 

T h e  f u t u r e  u s e  of  t he se  a r e a s  h a s  b e e n  reviewed b e c a u s e  t h e i r  cent ra l  location, 
proximity to  all u r b a n  facilities a n d  ability t o  b e  provided wi th  reticulated 
services a r e  factors  which  m a k e  the i r  con t inued  u s e  for rural-residential 
p u r p o s e s  inefficient. Undoubtedly  t h e y  a r e  a n  underu t i l i sa t ion  of  pr ime land. 

T h e  infill res ident ia l  development descr ibed above will o c c u r  i n  two distinct 
stages:- 

(a) S tage  1 
Rezoning of Areas  1-4 a s  descr ibed above wh ich  have  n o w  b e e n  approved 
a n d  provide a n  addit ional  7 1 / 2  y e a r s  residential  lot supply. 

(b) Stage 2 
Rezoning of  t he  a r e a s  s h o w n  a s  "Long-Term Conventional  Residential 
Development" in  Fig 5 which  s h o u l d  n o t  o c c u r  un t i l  t h i s  act ion c a n  be 
w a r r a n t e d  b y  t h e  a m o u n t  of residentially zoned  falling below t h e  10 year 
level of  supp ly  a n d  provided all re t icula ted services  a r e  able  to  b e  made 
available. It  shou ld  also n o t  occu r  before detai led development  proposals 
a r e  submi t t ed  to  Council  in  accordance  wi th  policies wh ich  Council  will 
p r epa re  a n d  adop t  for t h e  redevelopment  of  t h e s e  areas. 

S u c h  development  p l a n s  a r e  essent ia l  to e n s u r e  t h a t  development  occurs 
i n  a co-ordinated a n d  organised m a n n e r .  Ad h o c  "one-off' subdivision 
c a n  b e  expected to  create  significant residential  amen i ty  problems. 

5 .1 .2  Low Densi ty  Residential  Allotments 

Provision is  m a d e  for t h i s  type o f  subdivis ion wi th in  t h e  Residential  C zone  u n d e r  the 
P lann ing  Scheme.  Two sepa ra te  s u c h  a r e a s  exist wi th in  t h e  S t u d y  Area  viz:. 

(1) A 31 - a l lo tment  (0.4 hectare/ lot)  low dens i ty  res ident ia l  e s ta te  recently 
subdivided adjoining t h e  nor th -eas t e rn  edge o f  Clifton Springs. 

(ii) A large a r e a  o f  f ragmented  l and  eas t  of  Pr incess  S t ree t  a n d  n o r t h  of Huntington 
Road  zoned  for low dens i ty  residential  development.  Inc luded is a n  existing 
(partly developed) 4 0  lot subdivision of  2 5 0 0 m 2  a l lo tments  which  is  now 50% 
developed. However, despi te  a large v a c a n t  o r  potential ly subdividable capacity 
only 4 n e w  h o u s e s  have  b e e n  cons t ruc ted  s ince  1983. 
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Development of low dens i ty  residential  a l lo tments  a s  provided for wi thin  t h e  two 
s e p a r a t e  Residential  C zoned a r e a s  h a s  b e e n  slow w h e n  compared  to t h e  levels of 
development  wi th in  t h e  Residential  A a n d  Rura l  Residential  zones. 

Whils t  t h e  v a c a n t  supp ly  is adequa te  for a t  leas t  t h e  nex t  2 0  y e a r s  (at current 
development  rates) it i s  p roposed  to utilise t h i s  form of low-density residential  living to 
r e t a i n  a semi- rura l  buffer  e a s t  o f  Clifton Spr ings  Road, be tween  Whi tcombes  Road  and 
O a k d e n  Roads  whi ls t  s imul taneous ly  maximising t h e  economic ut i l isat ion of existing 
inf ras t ruc ture .  It is expected t h a t  t h e  attractive undu la t ing  countrys ide  a n d  relatively 
cent ra l  location will m a k e  t h i s  a r e a  a n  attractive low dens i ty  res ident ia l  a r e a s  a s  the 
oppor tuni t ies  for t h e  fu r the r  subdivision of  t he  existing rural - res ident ia l  lots a r e  taken 
up. 

5.1.3.  Rura l  Residential  Allotments 

Rura l  res ident ia l  development  fo rms  a n  effective semi- rura l  buffer  around 
Drysdale/Cl i f ton Spr ings  o n  all s ides  except to t h e  west ,  a n d  wi thin  t h e  zoned  a r e a s  all 
a l lo tments  have  ret iculated water. 

Drysdale/Cl i f ton Spr ings  is current ly  one  of t h e  des ignated m a j o r  r u r a l  residential 
n o d e s  ( 6) u n d e r  t h e  Regional Rura l  Residential  Strategy, a n d  a s  s u c h  development  has 
b e e n  regularly moni tored  over t h e  years  a s  follows: 

* Dec 7 0  (Aerial Photography) - 3 4  dwellings 
* Dec 7 4  (Field Survey) - 5 9  dwellings 
* Dec 7 9  (Field Survey) 7 0  dwellings 
* S e p t  8 2  (Field Survey) _ 8 9  dwellings 
* J a n  8 6  (Field Survey) - 109 dwellings 
* Dec 8 8  (Field Survey) - 135 dwellings 
* Dec 8 9  (Field Survey) - 145 dwellings 
* M a r  9 2  (Field Survey) _ 149 dwellings 

Existing a n d  Potential  Allotments = 219 

V a c a n t  Capaci ty  (existing and 
potentially subdividable allotments) = 70 

* Development Rate - 1970 - 1992 5 .2  houses/annum 
* Development Rate  - 1974 - 1992 5 .2  houses/annum 
* Development Rate  - 1982 - 1992 6 .5  houses/annum 

Although t h e  long-term development  r a t e  of  5 . 2 / a n n u m  for t h e  period December  1970 
to  March  1992 t e n d s  to  "obscure" t h e  var ia t ions between survey  per iods  i t  i s  evident 
t h a t  t h e  r ecen t  t r e n d  is  higher. Accordingly it is considered reasonab le  to  a d o p t  t h e  6.5 
h o u s e s  p e r  a n n u m  ra te  for calculat ion purposes. 

O n  t h e  b a s i s  o f  6 .5  dwel l ings /annum,  the  supp ly  h a s  fallen to  10.8 years ,  which  is  near 
t h e  lower e n d  of t h e  10-15 yea r s  target  period. Given the  a r ea ' s  c u r r e n t  s t a t u s  a s  a 
Major Rura l  Residential  Node (6) t h i s  would signal  t h e  n e e d  to to provide additional 
capaci ty  u n d e r  t h e  c u r r e n t  Strategy. However t h e  Strategy is  u n d e r  review a n d  unt i l  a 
n e w  Stra tegy is es tabl i shed it i s  no t  proposed t h a t  addi t ional  capaci ty  be  considered. 

In  t h e  s h o r t  t e r m  n e w  r u r a l  residential  development  is cons t ra ined  b y  t h e  existing 
gravity w a t e r  re t iculated limit of 8 0 m  A.H.D. a n d  ul t imately b y  a 1 0 0 m  A.H.D. w h e n  the 
n e w  high-level s y s t e m  is constructed. 

(6) G e e l o n g  R e g i o n  R u r a l  R e s i d e n t i a l  L iv ing  S t r a t e g y ,  C R C  F e b  1 9 8 3  I S B N - 0 - 7 2 4 1 - 2 5 3 9 - 6 ,  p p  4 & 32 
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Rezoning t o  Rura l  Residential  to t h e  e a s t  s ide of t h e  By-pass  Road  o n  t h e  e a s t e r n  side of 
t h e  Town is  n o t  proposed.  Additional infill rezoning o n  t h e  wes t  s ide of Portarlington 
Road  a t  Clifton Spr ings  a n d  wes t  of J e t t y  Road, s o u t h  of t h e  railway a t  Drysdale has 
now b e e n  approved. 

5 .1 .4  Higher  Densi ty  Residential  Development 

Traditionally, Drysdale/Cl i f ton Spr ings  h a s  n o t  b e e n  at tract ive fcr  t h e  development  of 
t o w n  house s ,  villa u n i t s  o r  f lats  for t h e  young  family, s ingles m a r k e t  o r  ret i rees because 
of  t h e  unl imi ted  supp ly  of  relatively inexpensive a l lo tments  a t  Clifton Spr ings  a n d  the 
l ack  o f  a n  a d e q u a t e  shopp ing  cent re  a t  e i ther  Clifton Spr ings  o r  Drysdale. However, 
w i th  t h e  r ecen t  expans ion  of  t h e  shopping  a r e a  t o  C o m m u n i t y  Cent re  s t a t u s  the 
s i tua t ion  h a s  now changed  substantially. 

The  a r e a  immediately s o u t h  of  t h e  Drysdale Village Shopping  Cent re  (generally bounded 
b y  D u k e  Street ,  Newcomb Street  a n d  Pr incess  Street) con ta ins  a n u m b e r  o f  large 
resident ia l  a l lo tments  which  ei ther  individually o r  cont iguously  would  m a k e  ideal unit 
development  sites. Similarly t he  a r e a  wes t  of t h e  shopp ing  cen t re  o n  e i ther  side of 
W y n d h a m  St ree t  is  par t icular ly  sui table  for h igher  dens i ty  res ident ia l  development. 

Major advan tages  assoc ia ted  wi th  t he se  s i tes  for u n i t  development  include easy  a n d  safe 
pedes t r i an  accessibili ty to:- 

(I) t h e  Drysdale Village Shopping  Cent re  a n d  n e a r b y / a s s o c i a t e d  community 
facilities; 

(11) t h e  McLeod's Holes public p a r k  a n d  recreat ion reserve; and 

(iii) t h e  b u s  s t op  i n  High St ree t  which  provides a c o m m u t e r  service to a n d  from 
Geelong. 

A s  p a r t  of  t h i s  S t r u c t u r e  Plan, t h i s  a r e a  h a s  b e e n  des igna ted  for t h e  encouragement  of 
h ighe r  dens i ty  resident ia l  living which  is expected to  t a k e  t h e  form o f  town houses ,  flats 
a n d  villa units. 

•1 
•1 
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5.2  C o m m u n i t y  Facilities (Ref. Fig, 6) 

Drysdale/Clif ton Spr ings  is  served b y  t h e  following c o m m u n i t y  facilities: 

Clifton Spr ings  Communi ty  Centre 
Ret i rement  Village 
Municipal  Offices 
Pos t  Office 
Cemetery 
C o u r t  House 
Police Station 
Drysdale Village Shopping  Centre 
Bowling, Tenn i s  a n d  Croquet  Clubs 
Two pr imary  schools 
Three  pre-schools 
Three  Infant  Welfare Cen t res  a n d  Heal th  Centres 
A District Communi ty  Heal th  Centre 
A Medical Centre  including Doctors, Dentis t ,  Optician,  Physiotherapis t  a n d  a 
r a n g e  of  associa ted  practitioners 
Communi ty  Halls available for public use 
Three  c h u r c h e s  wi th  c h u r c h  ha l l s  - (at Drysdale) 
A mobile l ibrary service 
Senior  Citizens Centre  - (at Drysdale) 
R.S.L. Club  a n d  Hall 
A C.F.A. depot 
Several a r e a s  o f  publ ic  o p e n  space  providing for a r ange  of  spo r  _mg activities. 

O p e n  Space  a n d  Recreation 

Clifton Springs: 

The  Clifton Spr ings  Communi ty  Centre  a r e a  to ta l s  s o m e  4 2 . 2  Ha.  a n d  i n  addi t ion to the 
18 hole golf course  inc ludes  two l awn  bowling r inks ,  t h r ee  t e n n i s  cour t s ,  a n d  a 12m x 
3 0 m  swimming  pool. O t h e r  facilities include p laygrounds ,  k iosk  a n d  c lubhouse .  Apart 
f rom t h e  pool a n d  p laygrounds  t he se  a r e  all special ised activities which generally 
exclude t h e  y o u n g e r  age groups. 

The  Clifton Spr ings  Recreat ion Reserve totalling s o m e  3 . 6  Ha. is  s i t ua t ed  o n  t h e  west 
s ide of  J e t t y  Road. It i s  current ly  developed wi th  4 t e n n i s  c o u r t s  a n d  a clubrooms 
bui lding is  proposed.  The  Beacon Point reserve i n  High Ridge, totalling approx  6 Ha., is 
n o t  ye t  fully developed for recreat ional  activities. 

At p r e s e n t  Counci l  o w n s  a fu r the r  10 Ha. of  pass ive  space  i n  Clifton Spr ings  a t  s o m e  12 
(approx.) locations. Most  of t h e s e  a r e  e i ther  s to rmwate r  d ra inage  a r e a s  o r  m i n o r  play 
parks. 

Drysdale: 

Drysdale is be t t e r  served b y  w a y  of active a n d  passive recrea t ion  facilities. In  addition 
to  owning s o m e  12.4 Ha. of m i n o r  reserves  Council  a c t s  a s  Commit tee  of Management 
over a f u r t h e r  6 1 . 0 5  Ha. of  reserves. Not all of t he se  a r e  su i tab le  for recreat ion (i.e. 
Cemetery Reserve 5 .67  Ha.,  San i ta ry  D u m p  Reserve 4 .05  Ha. etc.). However,the 
Drysdale Recreat ion Reserve (21.73 Ha.) a n d  Lake Lorne Reserve (23.55 Ha.) provide 
s u b s t a n t i a l  active a n d  passive areas. 

1 
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The  Drysdale Recreat ion Reserve includes  one  Football a n d  Cricket  Ground ,  s ix  Netball 
C o u r t s  (of which  two a r e  converted into Tenn i s  Cour t s  over summer) ,  picnic areas, 
pavilions, p layground equipment ,  etc. The  Wathaur ing  Reserve adjoining t h e  primary 
school  i s  t h e  site o f  t h e  Drysdale Tennis  c lub complex. 

O p e n  Space  Standards: 

T h e  publ ica t ion p roduced  b y  t h e  t h e n  Ministry for P lanning  a n d  Env i ronmen t  "Planning 
Guide  for U r b a n  O p e n  Space  - J u l y  1989" h a s  b e e n  p repa red  t o  a s s i s t  planning 
au thor i t i es  wi th  t h e  concepts  a n d  procedures  for open  space  p lanning.  I ts  prime 
p u r p o s e  i s  t o  "provide bas i c  information for classifying o p e n  space ,  a s s e s s i n g  existing 
o p e n  s p a c e  r e sou rces  a n d  needs ,  prepar ing p l a n s  for fu tu re  u r b a n  a r e a s  a n d  evaluating 
o p e n  s p a c e  development  proposals." 

I n  t e r m s  o f  t h e  s t a n d a r d s  for Informal O p e n  Space  (District a n d  Local Parks)  a n d  Sports 
Areas  con ta ined  i n  t h i s  Guide,  t h e  Drysdale Clifton Spr ings  a r e a  a p p e a r s  to  b e  well 
ca te red  for wi th  existing a n d  p l anned  open  space  facilities. The  Guide  r e c o m m e n d s  that 
all r e s iden t s  b e  wi th in  3 0 0  me t r e s  of a local p a r k  a n d  2 krns  from a Distr ict  Park.  The 
Council  h a s  u n d e r t a k e n  t h e  exercise of assess ing  t h e  o p e n  space  provision i n  t h e  Study 
Area  aga ins t  t he se  standards. 

T h e  r e s u l t  of  Council 's  s t u d y  is  s h o w n  o n  t h e  p l a n s  a t t a ched  a t  t h e  r e a r  of  t h i s  report. 
It s h o w s  t h a t  t h e  major i ty  of  t h e  a r e a  is adequate ly  served b y  local o p e n  s p a c e  areas 
a p a r t  f rom very smal l  por t ions  of s o u t h  Clifton Spr ings  a n d  n o r t h  Drysdale. 

Council  r e c o m m e n d s  t h a t  t h e s e  deficiencies b e  overcome i n  t h e  a r e a s  m a r k e d  1, 2 a n d  3 
o n  p l a n s  referred to  above by:- 

Area  1 Ob ta in  l a n d  in  B a r r a n d s  Lane for open  space,  a t  subdivis ion stage. 

Area  2 Cash-in- l ieu f u n d s  to  b e  u s e d  to acquire  centrally located space. 

Area  3 Provision to  be  m a d e  in  a r e a  adjoining to  e a s t  to b e  subdivided. 

T h e  1983 S t r u c t u r e  P lan  identified the  a r e a  of v a c a n t  l a n d  o n  t h e  wes t  s ide  of  the 
Clifton Spr ings  Road  a s  being sui table  for t h e  development  of  joint-use 
educa t ion / rec rea t ion  facilities. However, t h e  Ministry of Educa t ion ' s  decision to 
cons t ruc t  i t s  n e w  p r imary  school  o n  t h e  wes t  side of J e t t y  Road  virtually e n s u r e s  that 
"active" recreat ion facilities m u s t  similarly be  re-located. Relative to t h e  longer-term 
growth corridor for t h e  S tudy  Area, t h e  wes t  side of  J e t t y  Road (in close proximity to  the 
s econd  p r imary  school) h a s  t he  "broad acres" required to fulfil f u t u r e  active a n d  passive 
requi rements ,  a n d  these  will need  to be  identified in t h e  p repara t ion  of  t h e  outline 
development  p l a n  for t h a t  area. 

In  o rde r  t o  provide acces s  to  b o t h  t h e  fu ture  ma jo r  open  space  a r e a  wes t  of  J e t t y  Road 
a n d  t o  t h e  p r imary  school, it i s  in tended t h a t  a n  open  space  l ink will form p a r t  of the 
S t r u c t u r e  P lan  a s  a proposed  b ike /pedes t r i an  pa th .  This  l ink will only b e  established 
w h e n  t h e  l a n d  is  fu r the r  subdivided a s  out l ined in t h i s  repor t  a n d  consequent ly  may 
t a k e  10-15 yea r s  to  complete. The  rou t e  s h o w n  o n  t h e  S t r u c t u r e  P lan  (Fig 8) is 
d iagrammat ic  only a n d  m a y  follow fu ture  s t ree t  l ines o r  b e  incorpora ted  in  future 
pa rk lands .  Land  for t h i s  open  space  l ink will n o t  b e  obta ined  b y  compulsory 
acquisition. 

F u t u r e  o p e n  space  facilities will be  identified by Council  in  t h e  p repa ra t ion  o f  detailed 
outl ine development  p l a n s  in  accordance  with the  "Planning Guide  for U r b a n  Open 
Space" previously referred to. 
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Schools: 
There  a r e  two p r imary  schools  in  Drysdale Clifton Springs.  The  original Drysdale 
Pr imary  School is located j u s t  to  t h e  n o r t h  of t h e  Drysdale Village Centre.  The  newly 
cons t ruc t ed  second  p r imary  school h a s  b e e n  located o n  t h e  wes t  s ide  of  J e t t y  Road in 
o rde r  to  b e  central ly located to t h e  town 's  fu tu re  growth area. 

Secondary  s t u d e n t s  present ly  commute  b y  b u s  to  schools  a t  Queenscliff  a n d  Geelong. 
T h e  Ministry o f  Educa t ion  is current ly  reviewing i ts  op t ions  for f u t u r e  post-primary 
schools  o n  t h e  Bellarine Pen insu la  b u t  the re  i s  sufficient l a n d  available a t  t h e  second 
p r imary  school  site if a decision i s  m a d e  to  provide facilities there. 

Proposed  Bellarine Council  Civic Precinct 
The  Bellarine Rura l  City Council  h a s  p u r c h a s e d  a 78 .5  hec t a r e  proper ty  b o u n d e d  by 
Grubb ,  Belchers,  Ande r sons  a n d  Gullies Roads  t o  provide for t h e  Bellarine Peninsula 
Civic Precinct. 

The  Bellarine Pen insu l a  provides a challenging f u t u r e  p l ann ing  exercise for b o t h  the 
Commiss ion  a n d  t h e  Council  i n  t h a t  it compr ises  a n u m b e r  of  clearly separated 
communi t i e s  generally i n  coas ta l  locations, which  a re  growing rapidly a n d  for t h e  most 
p a r t  a r e  wi th in  3 0  m i n u t e s  drive of a ma jo r  regional cent re  (Geelong). O n  the i r  own, 
n o n e  o f  t h e  coas ta l  t ownsh ips  is  large enough  to  s u p p o r t  sub-regional  facilities, 
a l t hough  t h e  fu tu re  combined  popula t ion  o f  t h e  townsh ips  o n  t h e  p e n i n s u l a  (estimated 
to  b e  5 2 0 0 0  p e r s o n s  a t  t h e  y e a r  2 0 1 0  compared  wi th  2 5 0 0 0  p e r s o n s  a t  t h e  1986 
census )  m a y  well m a k e  i t  viable to m a k e  s u c h  provision. 

T h e  Geelong Region Development Strategy 1988 a d d r e s s e d  t h i s  i s sue  a n d  shows  a 
p roposed  Sub-Regional  Cen t re  in  G r u b b  Road, j u s t  to t h e  s o u t h  of  Drysdale, with the 
f u r t h e r  des ignat ion  "Location to b e  Determined". Whilst  a t  t h e  t ime  t h i s  sub-regional 
cen t re  w a s  expected t o  b e  b a s e d  o n  a retailing function,  t h i s  i s sue  w a s  addressed  in 
g rea t e r  detai l  in  t h e  Commiss ion ' s  "Geelong Region Retail Cen t re  Strategy" pub l i shed  in 
J u n e  1991. It stated:- 

"Provision of  a sub-regional  cent re  o n  t h e  Bellarine Pen insu l a  faces  a n u m b e r  of 
difficulties:- 

While th resho ld  popula t ion  i s  likely to  b e  r e a c h e d  i n  t h e  n e x t  decade, 
the re  a r e  two fundamen ta l  cons t ra in ts .  First ,  t h e  popula t ion  in  the 
c a t c h m e n t  is d i spersed  a n d  split  be tween  two ar ter ia l  r o a d  systems. 
Secondly, b o t h  town cen t res  a t  Ocean  Grove a n d  Drysdale have 
developed m o r e  space  m u c h  earlier t h a n  equivalent  communi ty  centres 
i n  s u b u r b a n  a r e a s  would normally  b e c a u s e  t hey  have  little competition 
f rom bas ic  ne ighbourhood o r  ne ighbourhood centres. 

Most  important ly  they  also funct ion a s  d is t inc t  t o w n  centres .  A free- 
s t a n d i n g  centre ,  if it could survive wi th  t h e  d i spersed  popula t ion  a n d  no 
p r imary  ne ighbourhood o r  c o m m u n i t y  cen t re  resident ia l  catchment, 
wou ld  b e  damaging  to  e i ther  o r  b o t h  centres. 

1 

Therefore t h e  role a n d  funct ion of  Ocean  Grove a n d  Drysdale Town Cen t re s  will 
b e  s u p p o r t e d  b y  deferral of re-considerat ion of  t h e  provision a n d  location of  sub- 
regional  retail  func t ions  i n  e i ther  one  o r  o t h e r  t o w n  cen t re  unt i l  popula t ion  i n  a 
potent ia l  p r imary  c a t c h m e n t  r eaches  4 0 , 0 0 0  p e r m a n e n t  res idents .  Peak 
s u m m e r  a n d  week-end  p r e s s u r e s  o n  b o t h  cen t res  would  a lso  b e  relieved b y  a 
ne ighbourhood  cen t re  wes t  of  J e t t y  Road a n d  a n e w  ne ighbourhood  cent re  i n  the 
n o r t h - e a s t  of O c e a n  Grove. The  threshold  popula t ion  for development  of these 
ne ighbourhood  cen t r e s  is  likely to b e  r eached  before t h e  m i d  1990's". 1 
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I. 

Any fu tu re  sub-regional  si te n e e d s  to b e  located e i ther  i n  o r  be tween O c e a n  Grove and 
Drysdale/Clif ton Springs,  t h e  two communi t i es  which  have b e e n  des ignated  as 
preferred cen t r e s  for u r b a n  growth o n  the  coas t  i n  t h e  Geelong Region Development 
Strategy. I n  fact  Action Program No 3 o f  t he  Cost  Effectiveness Sub-Goal  of  t h e  Geelong 
Region Development  Stra tegy goes  fu r the r  in t h a t  it advocates  "one of t h e  cen t res  o n  the 
Bellarine Pen insu l a  to b e  upgraded  to sub-regional  s t a t u s  o r  secondary  node  to the 
Centra l  Activity Area". 

There  is  insufficient l a n d  available wi thin  t h e  bui l t -up  a r e a  in  e i ther  of  t h e  townsh ips  of 
O c e a n  Grove o r  Drysdale for t h e  range  of communi ty  a n d  non-retai l  u s e s  envisaged by 
Council.  T h e  only obvious alternative opt ions  for a sub-regional  cen t re  wou ld  therefore 
b e  wi th in  t h e  des igna ted  u r b a n  growth a r e a s  wi thin  t he se  towns  ie n o r t h  of Shell  Road 
a t  O c e a n  Grove o r  wes t  of  J e t t y  Road a t  Drysdale/Clif ton Springs. 

T h e  si te  c h o s e n  b y  Council,  whils t  "outside" t h e  Drysdale By-pass  Road, will provide 
very r eady  a n d  direct  access  to  t h e  res idents  of  Drysdale/Clif ton Springs.  Being o n  the 
s o u t h e r n  s ide  of Drysdale o n  G r u b b  Road also provides excellent a n d  direct  a cces s  to 
t h e  r e s iden t s  o f  Ocean  Grove. Geographically, t he  site is  very central ly located o n  the 
Bellarine Peninsula. 

5 .3  Commercial  Facilities: 

Drysdale: 

Since t h e  adopt ion  of  t h e  1983 S t ruc tu re  Plan, t h e  rap id  development  of commercial 
facilities a t  Drysdale in  accordance  with t h e  1983 S t ruc tu r e  Plan 's  Retail Policies, has 
s e e n  it achieve Communi ty  Centre  status. 

T h e  Cen t re  (Ref. Fig.6) is "anchored" b y  a s u p e r m a r k e t  of  1400m2 G.L.A. (7) and 
inc ludes  m o r e  t h a n  7 0  p remises  comprising specialty shops ,  t ake-away  shops ,  service 
premises ,  b a n k s ,  building societies, medical,  dental ,  a n d  optical rooms.  Es t a t e  agent 
a n d  solicitors' offices a re  also included, whilst  t h e  Senior  Citizens Clubroom is  centrally 
positioned. 

Overall t h e  Cent re  which  totals  a n  es t imated  9 6 0 0 m 2  G.L.A. now provides a thriving 
commercial  focus  for t h e  S t u d y  Area. 

Clifton Springs: 

Following t h e  extensive developments  a t  Drysdale Village Centre ,  t h e  proposed 
Neighbourhood Cent re  a t  Clifton Spr ings  o n  Council  owned l and  opposite  t h e  golf club. 
h a s  n o t  eventuated. 

Retail development  in  Clifton Spr ings  h a s  b e e n  restr icted to incrementa l  expans ion  at 
two of  t h e  existing Local Bus ines s  Zones, with a forthcoming c o m m e n c e m e n t  at 
Whi tcombes  Road. It i s  unlikely t h a t  a n y  of t he se  s i tes  will ever develop beyond a 
limited form of  Neighbourhood Centre  i n  accordance  wi th  the  c u r r e n t  zoning. 

F u t u r e  Facilities: 

The  Geelong Region Retail Cent re  Strategy. 1991 confirms t h a t  t h e  S t u d y  Area  and 
s u r r o u n d i n g  c a t c h m e n t  is  now well provided wi th  shopping  facilities, a n d  n o  additional 
m a j o r  facility is  requi red  dur ing  t h e  cur rency  of th i s  Plan (up to 10 years). 

G.L.A. - Gross Leasable Area: Is the area which would be rented i f  a shop were to be leased. It 
includes all the area within the store, including storage and preparation areas, and internal staff 
amenities. Lifts, escalators and stairways within stores are also included. It does not include arcade 

areas, public toilets, landscaping. parking or other communal use areas. 
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If popu la t ion  Itrovv-th accelerates,  some  extens ion o f  t h e  s u p e r m a r k e t  (to 
2 0 0 0 m 2 / 2 5 0 0 m z  G.L.A.) m a y  b e  warranted.  I ts  location is  s h o w n  o n  Figure 6 b y  the 
le t ter  (A). S u c h  extension could p e r h a p s  b e  achieved b y  util ising t h e  existing 
s u p e r m a r k e t ' s  car -park ing  a r e a  a n d  re-locating a n d / o r  re-designing t h e  commercial 
facilities o r  t h e  c a r  pa rk ing  layout  for t h e  whole centre .  T h e  n e a r e s t  v a c a n t  capaci ty  for 
s u c h  a p u r p o s e  exis ts  s o u t h  of  W y n d h a m  St ree t  a n d  wes t  o f  Pa lmers ton  Street ,  behind 
t h e  R o m a n  Catholic Manse  a n d  C h u r c h  designated o n  Figure 6 b y  t h e  le t ter  (B). Any 
extens ion  on to  t h i s  si te will require  t h e  l and  to  b e  rezoned. 

T h e  Drysdale Village shopp ing  cent re  will serve t h e  S t u d y  Area  a s  t h e  m a j o r  shopping 
facility a n d  n o  s imi lar  sized cen t res  will b e  able to be  s u p p o r t e d  wi th in  t h e  S t u d y  Area. 
A smal l  Neighbourhood Cent re  would b e  ideally located adjoining t h e  second  primary 
school  site, a n d  t h i s  could  b e  upgraded  to  Extended  Neighbourhood s t a t u s  a s  growth 
e x p a n d s  in to  t h e  c a t c h m e n t  wes t  of  J e t t y  Road. 

5 .4  Employment  a n d  Economic Development 

Approximately 4 0 %  of  t he  S tudy  Area's popula t ion  is  employed fully, o r  part-time. 
Whilst  employment  oppor tuni t ies  within t h e  a r e a  a r e  relatively limited they  have 
increased  considerably  in  line with the  retail expans ion  a n d  light indus t r ia l  expansion 
i n  Drysdale.  However, t h e  majori ty of  workers  c o m m u t e  to Geelong. Half of the 
workforce is employed i n  b lue  col lar / indus t r ia l  occupa t ions  whils t  25% a re  employed in 
clerical, sales ,  a n d  persona l  services. 

Geelong will undoub ted ly  re ta in  i ts  employment  pr imacy,  however local oppor tuni t ies  in 
t h e  retai l  sector,  service industry ,  a n d  a t  t h e  Bellarine Rura l  City Council  will continue 
to  grow i n  propor t ion  to t h e  township  a n d  municipal i ty 's  growth.  Once  t h e  Bellarine 
Pen insu la  Civic Precinct  i s  es tabl ished a r ange  o f  local employment  oppor tuni t ies  are 
likely t o  b e  opened  up. 

As t h e  popula t ion  con t inues  to grow it provides b o t h  a l a b o u r  resource  a n d  a demand 
for employment .  T h e  con t inued  economic development  wi th in  t h e  S t u d y  Area  which will 
provide employment  oppor tuni t ies  for t he  res iden t  populat ion,  part icular ly in the 
indus t r i a l  a n d  service b u s i n e s s  sectors,  is advocated a s  p a r t  of  t h i s  S t r u c t u r e  Plan. 

5 .5  Indus t r ia l  Development 

Indus t r ia l  activity is  p roposed  to b e  limited a n d  confined to  Drysdale wi th  industries 
cater ing for local a n d  r u r a l  needs. 

The  Service B u s i n e s s  zone o n  Murradoc  Road h a s  b e e n  a n  unrese rved  s u c c e s s  a n d  has 
b e e n  i n s t r u m e n t a l  in  reducing t h e  n u m b e r  of  "back yard" opera t ions  in residential 
a reas .  However, it is in  need  o f  subs t an t i a l  improvement  in i t s  appea rance  being 
located o n  t h e  e a s t e r n  en t r ance  to Drysdale. 

Whils t  t h e  existing Service Bus ines s  zone r e m a i n s  partially undeveloped it is difficult to 
jus t i fy  a n  immedia te  extension of it b y  way of fu r the r  rezoning along t h e  Murradoc  Road 
frontage. However t h i s  a r e a  r ema ins  ea rmarked  for fu tu re  indus t r i a l  a n d  service 
b u s i n e s s  uses ,  indeed which  it h a s  b e e n  s ince t h e  adopt ion  of  t h e  1983 S t r u c t u r e  Plan. 
It i s  Counci l ' s  in ten t ion  t h a t  indust r ia l  es ta te  guidel ines  for t h e  development  of  the 
existing Service B u s i n e s s  zone  b e  p repared  a n d  t h a t  s t r ingen t  condi t ions  will b e  applied 
to  all p l ann ing  pe rmi t s  i ssued.  Th i s  will e n s u r e  t h a t  fu tu re  u s e s  a r e  m o r e  at tractive in 
a p p e a r a n c e  t h a n  t h e  existing development a n d  t h a t  a d e q u a t e  l andscap ing  is provided 
a n d  main ta ined .  It will b e  necessa ry  to moni to r  t h e  fu tu re  development  of  t h i s  l a n d  to 
e n s u r e  t h e  expedi t ious  re-zoning of fu r the r  l and  a s  appropriate. 

1 
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A smal l  easter ly  extens ion of t h e  a r e a  se t  as ide  for fu ture  indus t r ia l  a n d  service 
b u s i n e s s  development  u p  to t h e  By-pass  road  is wa r r an t ed  to remove t h e  residential  C 
s t r ip  be tween  t h e  indus t r ia l  a r e a  a n d  the  By-pass  Road. This  l and  will b e  zoned  Rural 
F u t u r e  U r b a n  a n d  is in t ended  a s  a fu r the r  s tage  of t he  development  o f  t h e  industrial 
area. 

1 
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5.6  T r a n s p o r t  (Ref. Fig.7) 

Road System: 

The  r o a d  ne twork  which  converges o n  Drysdale m a k e s  Drysdale a n d  Clifton Springs 
highly accessible f rom all p a r t s  o f  t h e  Bellarine Pen insu la  a n d  Geelong. However, the 
Portar l ington Road  h a s  a disruptive effect o n  t h e  cent re  of  Drysdale  d u e  to  t h e  high 
vo lumes  o f  through-traff ic  a t  p e a k  h o u r s  a n d  i n  t h e  summer. 

The  Beflarine Roads  S t u d y  1990 ( 8 ) m a k e s  t h e  following observations: 

"Current ly  t h e  Geelong-Portarlington Road serves  a s  t h e  m a i n  r o a d  t h r o u g h  the 
township ,  ac t ing  a s  b o t h  a n  arter ial  r o a d  carrying t h r o u g h  traffic a n d  a local 
a c c e s s  r o a d  facilitating movement  wi thin  t h e  township.  These  two func t ions  are 
i n  m a n y  re spec t s  incompatible,  b u t  while traffic volumes  a r e  low a n d  t h e  size of 
t h e  t o w n  i s  relatively small,  p rob lems  crea ted  b y  t h i s  incompatibil i ty a r e  not 
serious. 

As  t h r o u g h  traffic vo lumes  grow a n d  a s  t he  n u m b e r  of  a c c e s s  movements 
inc reases  wi th  t h e  size of t h e  town, conflicts increasingly occur.  Congestion 
cur ren t ly  occu r s  i n  Drysdale o n  High Street  a n d  Collins S t ree t  in  t h e  summer 
season .  Th i s  congest ion will increase  a s  Drysdale/Clif ton Spr ings  a n d  a r e a s  to 
t h e  n o r t h  a n d  e a s t  develop." 

T h i s  s t u d y  indicates  t h a t  approx. 8 ,000  vehicles p e r  day  u s e  High St ree t  a n d  t h a t  a 
s u b s t a n t i a l  propor t ion of t h i s  traffic travels s t ra ight  th rough  Drysdale.  It n o t e s  t h a t  its 
diversion a w a y  from t h e  town  cent re  would  ease  congestion i n  High St ree t  a n d  that 
cons t ruc t ion  of  t h e  By P a s s  Road i s  one  m e a n s  of  achieving this. 

As  t h e  s t u d y  explains: 

' T h e  b y p a s s  would  sepa ra t e  t h e  r o a d s  serving the  acces s  func t ion  a n d  regional 
func t ion  a n d  s o  minimise  t h e  conflicts t h a t  occur. However, t h e  viability of the 
b y p a s s  will d e p e n d  o n  it carrying subs t an t i a l  volumes  of  traffic t h r o u g h o u t  the 
year." 

Traffic project ions u n d e r t a k e n  a s  p a r t  of t h e  Drysdale By-Pass S t u d y  (9) indicated that 
even wi th  low traffic growth projections, t he  existing road  t h r o u g h  Drysdale will be 
inadequa te  b y  t h e  t u r n  of t h e  century.  An  a l ignment  for a fu tu re  By-Pass  Road  has 
b e e n  reserved o n  t h e  P lanning  Scheme a n d  Vic Roads  is commit ted  to i t s  construction, 
a l though  n o  firm t imetable  h a s  ye t  b e e n  established. 

Public Transport: 

A publ ic  t r a n s p o r t  s y s t e m  between Drysdale/Clif ton Spr ings  a n d  Geelong is opera ted  by 
Bellarine Bus l ines  o u t  of  Portarlington. Regular  daily services opera te  t h r o u g h  Drysdale 
a n d  s o m e  of t h e  services commence  in St. Leonards  a n d  connec t  with Drysdale via 
Portarlington. The  ba s i s  of  a public t r anspo r t  sys t em therefore exis ts  to enable 
r e s iden t s  t o  c o m m u t e  to Geelong o n  a daily basis. 

Bellarine Bus l ines  opera te  a school b u s  service t h r o u g h  Clifton Spr ings  o n  school  days 
only to  Geelong a n d  a lso  to  Queenscliff  High School. 

(8) Be l l a r i ne  Roads S t u d y  J u l y  1990. Prepared b y  A r u p  T r a n s p o r t a t i o n  P l a n n i n g  f o r  Be l l a r i ne  R u r a l  City 
Council. 

(9) D rysda le  By-Pass S t u d y  - Needs Repor t  - Sh i r e  o f  Bel lar ine.  C.R.B.  ( now  R C A )  G.R.C. ,  A u g u s t  1979 

33 

D19-702495



Bicycle Facilities: 

Bicycle p lann ing  is  t he  responsibility of t h e  Bellarine Rura l  City Council  a n d  various 
works  have  b e e n  carr ied o u t  b y  Council to facilitate bicycle movements .  Further 
upgrad ing  of  cycling facilities is  envisaged b y  Council  a s  d e m a n d  ar ises ,  particularly 
a long t h e  secondary  ar ter ia ls  which will serve t h e  n e w  p r imary  school  o n  J e t t y  Road. 

T h e  size o f  t h e  town,  t h e  location of  commercial  a n d  communi ty  facilities a n d  t h e  safety 
of  t h e  s t r ee t  s y s t e m  provide a n  excellent oppor tuni ty  for bicycle u s e  a s  a m e a n s  of  local 
travel. 

5 .7  Tourism 

Boating: 

The  r e m a i n s  o f  t h e  p ie r s  a r e  evidence of t h e  tou r i s t  a t t rac t ion  of  t h e  "Springs" i n  the 
1880's,  w h e n  people carne b y  smal l  s t eamsh ip  from Geelong, b u t  t h e i r  res tora t ion  would 
b e  a costly v e n t u r e  a n d  difficult to justify. However, t h e  J e t t y  Road b o a t  r a m p  is a 
p o p u l a r  l aunch ing  place a n d  wi th  con t inued  l andscap ing  a n d  o t h e r  beautif icat ion works 
could  well b e  developed into a popu la r  family a r e a  for d a y  tour is ts .  Promotion o f  the 
b o a t  l aunch ing  facilities a s  a n  impor tan t  tour i s t  a t t rac t ion  will f u r t h e r  encourage  its 
use. 

Bellarine Tour i s t  Railway: 

The  recently renovated  Drysdale Railway Sta t ion  beside Lake Lorne is  t h e  embarkation 
poin t  for t h e  historic s t e a m  t r a in  ride to Queenscliff. T h i s  opera t ion  is still i n  i ts  infancy 
In  t e r m s  of  being a tour i s t  a t t ract ion,  b u t  with Government  Tour i s t  G r a n t s  a n d  Council 
a s s i s t ance  i n  l andscap ing  a n d  beautifying t h e  s ta t ion  s u r r o u n d s ,  it h a s  t h e  potential  to 
a t t r ac t  d a y  tou r i s t s  f rom wi th in  a n d  outside t h e  Region. 

Th i s  project  h a s  t h e  potent ia l  to  become a ma jo r  tour i s t  a t t r ac t ion  in  t h e  region, 
par t icular ly  if picnic facilities a re  provided s u r r o u n d i n g  t h e  lake (just  a s  Puffing Billy in 
t h e  D a n d e n o n g s  e n d s  i t s  j o u r n e y  a t  Emera ld  Lake). 

Convent ion Facilities: 

The  Clifton Spr ings  Communi ty  Centre  h a s  b e e n  developed to c a t e r  for bis t ro  dining, 
conventions,  wedding recept ions a n d  assor ted  publ ic /pr iva te  gather ings .  It provides a 
complete l icensed cater ing service a n d  is ideally located ad jacen t  to t h e  golf course, 
foreshore,  a n d  o the r  spor t ing  facilities. 

F u t u r e  development  proposa ls  including t h e  provision of  overnight  accommodation 
would  enab le  t h e  cen t re  to  c a t e r  for convention facilities. 
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6 .  THE STRUCTURE PLAN 
(Refer Fig. 8) 

The  S t r u c t u r e  P lan  comprises  t he  detailed applicat ion of  s t ra tegies  selected (after a 
t ho rough  investigation) for the i r  ability to  satisfy t h e  objectives (Sections 2 a n d  3 of  this 
document)  cons idered  appropr ia te  to t h e  development of  t h e  S t u d y  Area. 

T h e  Policies a r e  i n  m a n y  ways  ac t ion  s t a t e m e n t s  for t h e  var ious  responsible  authorities 
to  follow, a n d  will gu ide  private decision m a k i n g  i n  t h e  development  of  t h e  area. 

The  Drysdale  a n d  Clifton Spr ings  communi t i es  a r e  cur ren t ly  s epa ra t ed  b y  a wide buffer 
of  e i the r  undeveloped p a d d o c k s  o r  low densi ty  rural-res ident ia l  al lotments .  The  concept 
of  t h e  "green break",  which  h a d  b e e n  in tended  to  b e  s t r eng thened  b y  educa t ion  and 
recreat ional  facilities i n  t h e  previously adopted  S t ruc tu r e  P lan  a n d  low density 
resident ia l  u s e  in  t h e  Public Discuss ion  Documen t  re leased i n  J a n u a r y  1990, h a s  now 
b e e n  a b a n d o n e d  i n  t h i s  adop ted  S t ruc tu re  Plan. 

The  existing "buffer" a r e a  is  very centrally located with respect  to t h e  excellent range  of 
commercia l  a n d  communi ty  facilities available wi thin  t h e  s t u d y  a r e a  a n d  i s  capable  of 
be ing  provided wi th  all re t iculated services, e i ther  immediately in  t h e  c a s e  of  t h e  eastern 
por t ion  o r  in  t h e  longer t e r m  future. 

It h a s  therefore b e e n  decided to u s e  t h i s  extremely valuable  l a n d  for m o r e  intensive 
res ident ia l  use ,  which  f rom cost-effective a n d  u r b a n  consolidat ion viewpoints are 
s u p p o r t e d  a n d  justified. 

6.1 Residential  Development Strategy 

Residential  development  h a s  progressed a t  a totally unforeseen  r a t e  s ince  t h e  adoption 
of t h e  1983 S t r u c t u r e  Plan. Whereas  it w a s  t h e n  predicted (on t h e  b a s i s  of growth 
t r e n d s  t h e n  available) t h a t  t h e  u r b a n  l and  supp ly  would b e  adequa t e  unt i l  t h e  m i d  21st 
Century ,  t hose  predic t ions  a r e  n o  longer valid. Even  with  t h e  possibility of  a contracting 
h o u s i n g  marke t ,  it i s  considered likely t h a t  development  a t  Drysdale/Cl i f ton Spr ings  will 
r e m a i n  high. The  existing residential  capaci ty  of t h e  townsh ips  is likely to  b e  exhausted 
b y  2010 ,  a l t hough  i t  h a s  b e e n  considerably augmen ted  by t h e  rezoning p roposa l s  which 
have  b e e n  approved following t h e  exhibition of  t h e  Public Discuss ion  Document .  Land 
for fu tu re  growth  w e s t  o f  J e t t y  Road h a s  now b e e n  identified o n  t h e  Planning Scheme 
m a p s ,  having  b e e n  identified in t he  Geelong Region Development Strategy and 
appropria te ly  inc luded i n  a Rura l  Fu tu re  U r b a n  zone. No specific residential  zoning 
wes t  of J e t t y  Road  is contempla ted  for some yea r s  a t  t h i s  stage. 

Policies: 

Addit ional  a r e a s  will b e  s e t  as ide  for conventional  resident ia l  development  as 
identified i n  t h i s  S t ruc tu re  Plan. 

Council  will e n s u r e  t h a t  fu ture  residential  subdivision, wi thin  the  existing 
Residential  A a n d  Reserved Residential zones  is designed to  maximise  the 
a l lo tment  yields. 

Council  will p repare  a n  Outl ine Development Plan for t h e  recently rezoned 
Residential  A a r e a s  between Drysdale a n d  Clifton Spr ings  pr ior  to t h e  i s sue  of 
pe rmi t s  for subdivision. 

Med ium t e r m  residential  development will occur  following t h e  rezoning of  the 
existing Rura l  Residential  zones  n o r t h  of  t he  railway, e a s t  of J e t t y  Road when 
w a r r a n t e d  by building r a t e / l o t s  supp ly  considerations. 
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F u t u r e  (long-term) residential  development  will o c c u r  wes t  of J e t t y  Road within 
t h e  "corridor" c rea ted  b y  t h e  Port  Phillip Bay  shorel ine a n d  t h e  former Geelong- 
Queenscliff  Railway reservation. 

• All res ident ia l  development  will b e  provided wi th  a t  l eas t  electricity, reticulated 
w a t e r  a n d  re t iculated sewerage a n d  drainage. 

• Counci l  will encourage  t h e  development  of  t h e  a r e a  generally to  t h e  s o u t h  and 
w e s t  o f  t h e  existing Drysdale Village Cent re  for h igher  dens i ty  residential 
accommoda t ion  a s  des ignated  o n  t h e  S t r u c t u r e  Plan. 

6 . 2  Low Dens i ty  Residential  Strategy 

Significant capaci t ies  o f  low dens i ty  residential  l a n d  (0.2 t o  0 . 8  ha.) exist  wi thin  t h e  two 
Residential  C z o n e s  i n  t h e  S t u d y  Area. Development of  t h e s e  a r e a s  h a s  b e e n  slow 
relative to  convent ional  residential  a l lo tments  o r  even t h e  larger  r u r a l  residential 
a l lotments .  Additional capaci ty  for th i s  type of  development  h a s  b e e n  provided in  the 
at tract ive u n d u l a t i n g  a r e a  b o u n d e d  b y  Clifton Springs,  Oakden ,  Whi tcombes  and 
Portar l ington Roads  which  will provide t h e  m e a n s  of  preserving t h e  impor tan t  semi- 
r u r a l  buffer  i n  t h i s  area. 

Policies: 

Areas  will b e  s e t  as ide  for low dens i ty  resident ia l  development  a s  identified in 
t h i s  plan. 

All low dens i ty  residential  development  will b e  provided wi th  a t  leas t  electricity, 
re t icula ted  w a t e r  a n d  ret iculated sewerage. 

6 .3  Rura l  Residential  Development Strategy 

Drysdale/Cl i f ton Spr ings  is  a Major Rura l  Residential  Node a s  identified in  t h e  Geelong 
Region Rura l  Residential  Living Strategy, a n d  cons i s t en t  wi th  o t h e r  s imi lar  "nodes" 
wi th in  e a s y  commut ing  d is tance  o f  Geelong, h a s  experienced s t rong  growth s ince  1983. 
The  s u p p l y  o f  a l lo tments  h a s  fallen to 10.8 years. 

F u t u r e  r u r a l  res ident ia l  growth i s  cons t ra ined  b y  five m a j o r  considerat ions ,  viz. 

t h e  n e e d  to  preserve the  "corridor" wes t  of  J e t t y  Road a n d  n o r t h  of t he  former 
Geelong-Queenscliff  Railway, for t h e  a rea ' s  fu tu re  resident ia l  growth; 
t h e  n e e d  to  preserve valuable  broad-acre  agr icul tura l  l a n d s  s o u t h  a n d  e a s t  of the 
S t u d y  Area; 
t h e  unavailabil i ty o f  a ret iculated wa te r  supp ly  above A.H.D. 8 0  m e t r e s  in  the 
shor t - t e rm,  a n d  above A.H.D. 100 m e t r e s  ultimately; 
t h e  a l ignment  of t h e  fu tu re  By-pass  Road which  provides a n  effective easterly 
b o u n d a r y  to  t h e  town; 
t h e  p roposa l s  in  t h e  s h o r t  a n d  m e d i u m  te rm,  a s  con ta ined  i n  t h i s  repor t  to 
rezone existing Rura l  Residential  zoned l and  for m o r e  intensive residential  use. 

Nonetheless  t he r e  h a s  b e e n  scope for a smal l  augmen ta t i on  of  t h e  supp ly  b y  "infill" 
rezonings 

i n  t h e  a r e a  b o u n d e d  b y  the  Portarl ington Road, Curlewis Golf Links a n d  the 
former  Queenscl iff  railway; and 

(ii) i n  t h e  a r e a  s o u t h - e a s t  of  t h e  existing n o r t h e r n  ex ten t  of Clifton Spr ings  to  the 
Portar l ington Road. 
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Whilst  s u c h  rezonings did n o t  a u g m e n t  supp ly  u p  to t h e  15 y e a r  supp ly  m a x i m u m ,  they 
will b e  t h e  final m a j o r  expans ion  of s u c h  zoning in  t h e  Drysdale/Clif ton Spr ings  area. 
U n d e r  n o  c i r cums tances  will a n y  proposals  for rezoning to  Rura l  Residential  which 
j u m p  over to t h e  e a s t e r n  o r  s o u t h e r n  por t ions  of t he  By-pass  Road b e  supported. 

Policies: 

No addi t ional  a r e a s  will be  s e t  aside for ru ra l  residential  development  wi th in  the 
S t u d y  Area. 

Rura l  res ident ia l  a r e a s  will b e  capable  o f  being provided with a t  l eas t  electricity 
a n d  re t icula ted  wa te r  pr ior  t o  development. 

The  existing Rura l  Residential  zones  e a s t  o f  J e t t y  Road, n o r t h  of  t h e  railway will 
b e  redeveloped to  conventional  residential  u s e s  i n  t he  m e d i u m  term. 

6 .4  Retail a n d  Commercial  Development Strateg- 

The  m a j o r  policies proposed  in t he  1983 S t ruc tu re  P lan  have largely b e e n  retained, 
part icular ly t h e  upgrad ing  of t h e  Drysdale Village Centre  to Communi ty  Cen t re  status. 

Analysis of  d a t a  for t h e  Geelong Region Retail Centre  Strategy 1991 clearly establishes 
that:- 

i) there  is n o  just i f icat ion for t h e  es tab l i shment  of  a n  addi t ional  commercia l  centre 
to  Communi ty  Cent re  s t a t u s  wi thin  the  S tudy  Area. O n e  Coinmuni ty  Cent re  (i.e. 
a t  Drysdale Village) is sufficient to service t h e  local communi ty  a n d  surrounding 
h in t e r l and  for t h e  foreseeable future.  However, m i n o r  addi t ional  provision of 
su i tab ly  zoned  l a n d  m a y  b e  required to enable  s u p e r m a r k e t  expans ion  a n d  re- 
organisa t ion  of  t h e  Centre ' s  park ing  a s  previously referred to: and 

ii) t h e  e s t ab l i shmen t  of a Neighbourhood Centre  a t  t he  Clifton Spr ings  Golf Course 
i s  n o  longer appropr ia te  given the  development a t  Drysdale Village a n d  t h e  new 
developments  a t  t h e  var ious  Local Centres.  However, i n  t h e  longer  te rm,  as 
growth moves  into t h e  c a t c h m e n t  wes t  of J e t t y  Road, provision s h o u l d  b e  made 
for a Neighbourhood Cent re  i n  conjunct ion with t h e  existing educa t ion  facilities 
a n d  fu tu re  recreat ion facilities. The  existing Local B u s i n e s s  Zone a t  t h e  golf 
course  wh ich  is owned b y  Council  is being investigated for fu tu re  tourist- 
or iented development  associa ted with the  existing tour i s t  a n d  community 
facilities a l ready established. 

Policies: 

T h e  existing Drysdale Village Centre  will b e  re ta ined a s  t h e  pr incipal  commercial 
cen t re  for Drysdale/Clif ton Springs. All fu ture  retail development  will be 
con ta ined  wi th in  t h e  existing District Bus ines s  zone a s  identified in  this 
S t r u c t u r e  Plan. 

The  existing Local B u s i n e s s  zone  adjoining the  Clifton Spr ings  Golf Course  will 
b e  investigated b y  Council  to  determine i t s  m o s t  appropr ia te  fu tu re  use 
assoc ia ted  wi th  t h e  existing communi ty  a n d  tour i s t  facilities. 

An  a r e a  in  t h e  proximity of t h e  second pr imary  school will b e  reserved for the 
development  of a fu ture  Neighbourhood Centre,  following p repa ra t ion  of  an 
Outl ine P lan  of t h e  fu ture  u r b a n  growth corridor, b y  the  Council  a n d  the 
Commission. 
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Considera t ion  of t h e  provision o f  sub-regional  retail  func t ions  will b e  deferred 
un t i l  popula t ion  i n  a potential  p r imary  c a t c h m e n t  r e a c h e s  40 ,000  permanent 
residents. 

6 .5  Indus t r ia l /Serv ice  Bus ines s  Strategy 

T h e  existing Service B u s i n e s s  zone  h a s  n o t  ye t  r eached  t h e  s tage  w h e n  fu r the r  land 
n e e d s  to  b e  m a d e  available. Additional l and  is  identified o n  t h e  previous  S t ruc tu r e  Plan 
for fu tu re  expans ion  of  t h e  indus t r ia l  a r e a  which  will b e  rezoned w h e n  t h e  existing 
zoned  a r e a  i s  m o r e  fully developed. 

There  h a s  b e e n  little d e m a n d  to  da t e  for t h e  e s t ab l i shment  of  genu ine  indust r ia l  uses 
requir ing  a specific indus t r i a l  zoning. However, a s  growth con t inues  t h e  d e m a n d  will 
u n d o u b t e d l y  develop (much  a s  i t  h a s  developed i n  t h e  indus t r ia l  e s t a t e  a t  O c e a n  Grove). 

Policies: 

All f u t u r e  development  of a service b u s i n e s s  o r  indus t r ia l  n a t u r e  will b e  confined 
wi th in  t h e  appropr ia te  zones  a n d  Council  will p a y  a t t en t ion  to  t h e  need  to 
m a i n t a i n  a h igh level of  ameni ty  part icular ly where  s u c h  u s e s  a b u t  residential 
zones. 

All service b u s i n e s s  zones  will b e  fully serviced a n d  the i r  development  will b e  in 
accordance  wi th  indust r ia l  e s ta te  guidelines for t h e  development  of t h e  proposed 
Service B u s i n e s s  zone to  b e  p repa red  b y  t h e  Council. 

6 .6  C o m m u n i t y  Facilities Strategy 

C o m m u n i t y  Facilities a r e  generally concent ra ted  a t  t h e  Clifton Spr ings  Community 
Cent re  a n d  wi th in  t h e  general  a r e a  of  t he  Drysdale Village Shopp ing  Centre.  These 
facilities s h o u l d  b e  a d e q u a t e  to  serve t h e  communi t ies ,  b u t  if necessa ry  minor 
Incrementa l  addi t ions  could be  accommodated  nearby.  In  pa r t i cu l a r  a n e e d  exists  for 
a n  addi t ional  child c a r e  cen t re  o r  Chi ldren 's  Services Cent re  (preferably a t  Drysdale), a 
Ne ighbourhood /Communi ty  Centre  a n d  a library. 

F u t u r e  facilities will b e  required to  serve t h e  "expanded" popula t ion  wes t  of J e t t y  Road 
f rom t h e  t u r n  of  t h e  Century,  a n d  s u c h  facilities shou ld  ideally b e  es tab l i shed  in close 
proximity t o  t h e  s econd  pr imary  school, fu ture  recreat ion reserves  a n d  t h e  future 
Neighbourhood Centre. 

Policies: 

F u t u r e  Communi ty  Facilities will be  concen t ra ted  in  close proximity to the 
educa t ion  facilities wes t  of J e t t y  Road o r  Drysdale Village Centre. 

F u t u r e  O p e n  Space  facilities will b e  provided i n  accordance  wi th  t h e  guidelines 
s e t  o u t  in  t h e  Ministry for Planning a n d  Envi ronment  publ ica t ion "Planning 
Guide  for U r b a n  O p e n  Space  - J u l y  1989." 

F u t u r e  playing fields, p a r k s  a n d  recreat ion facilities will b e  located ad jacent  to 
fu tu re  educa t ion  facilities to  enable  j o in t  u s e  where  practicable. 

Counci l  will a i m  to have fu ture  recreat ion facilities des igned a n d  located to 
maximise  the i r  use. 
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* The  Geelong Regional Commiss ion will cont inue  to b e  responsible  for the 
complet ion of  t h e  publ ic  open  space  l ink along the  foreshore a t  Clifton Springs 
be tween J e t t y  Road  a n d  t h e  Clifton Spr ings  Communi ty  Centre. 

6 .7  Transpor t a t ion  Strategy 

The  form of  t h e  existing r o a d  ne twork  greatly affects t r anspor ta t ion  policy in  t h a t  the 
Portar l ington Road  will r e m a i n  t h e  pr imary  arterial  a t  leas t  unt i l  t h e  cons t ruc t ion  of the 
fu tu re  By-Pass  Road. 

Policies: 

* Council  will p romote  safe a n d  efficient access  to  t h e  Drysdale Village Centre  and 
t h e  Clifton Spr ings  Communi ty  Centre. 

* 

* 

Council  will encourage  t h e  u s e  a n d  provision of  publ ic  t r a n s p o r t  b o t h  wi thin  the 
S t u d y  Area  a n d  to  ma jo r  employment  centres. 

Council  will encourage  bicycle a n d  pedes t r ian  traffic wi thin  the  S t u d y  Area. 

6 .8  Tour i sm Strategy 

Whilst  Drysdale /Cl i f ton Spr ings  is n o t  a resor t  a r e a  it p lays  a n  impor t an t  role in 
Regional recreat ional  a n d  Tour is t  facilities. T h e  Drysdale township  h a s  a n  historic 
village t h e m e  which  is being preserved a n d  encouraged  b y  sensit ive development  and 
Council  p l ann ing  policies which will e n s u r e  it is a n  at tractive town  to visit  b y  passing 
touris ts .  Clifton Spr ings  provides access  to  a p o p u l a r  boat ing  a n d  fishing a r e a  and 
con ta ins  a fine 18 hole golf course  a n d  convention facilities. An  impor t an t  tourist 
a t t rac t ion  is  t h e  Bellarine Tour i s t  Railway which  it is located o n  a m a j o r  tour i s t  road 
(i.e. T h e  Portar l ington Road). 

Promotion a n d  development  of  t h e  above a t t rac t ions  will certainly encourage  a growth in 
d a y  a n d  overnight  tourists. 

Policies: 

* 

* 

* 

T h e  Clifton Spr ings  Communi ty  Centre  will con t inue  to be  p romoted  a s  a tourist 
a n d  convent ion centre,  a n d  the  adjoining Local B u s i n e s s  Zone is being 
invest igated b y  Council  a s  a si te for addit ional  facilities. 

Council  will con t inue  to promote the  fu r the r  development  of  t h e  boa t  r a m p  area 
a n d  t h e  foreshore s t r ip  adjoining Port  Phillip Bay. 

Counci l  will con t inue  to s u p p o r t  t h e  fu r the r  development  of t h e  Bellarine Tourist 
Railway S ta t ion  a n d  ad jacent  Lake Lorne park. 
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7 .  IMPLEMENTATION 

This  S t r u c t u r e  P lan  rep resen t s  t he  policy of  t h e  Geelong Regional Commission,  the 
Bellarine Rura l  City Council,  a n d  the  o ther  Authorit ies concerned  wi th  t h e  provision of 
services to  t h e  area .  The  Geelong Regional Planning S c h e m e  will b e  admin is te red  in 
accordance  wi th  t h e  principles a n d  policies of th i s  S t ruc tu r e  Plan. 

Successfu l  implementa t ion  will require act ion ( independent  a n d  combined) from a 
n u m b e r  of  responsible  Authori t ies  a s  follows:- 

1. Regional  Commission: 
Immedia te  implementa t ion  of rezonings a s  detai led in  t h i s  Section. (At t h e  time 
of  adop t ion  of t h i s  repor t  t he se  rezonings h a d  b e e n  approved). 

2. Vic  Roads: 
i) Complet ion of  cons t ruc t ion  o f  t h e  d u a l  carr iageway f rom Bawtree  Road to 

J e t t y  Road  a s  soon  a s  possible, and 

ii) Cons t ruc t ion  of t h e  Drysdale By-pass  Road in  t h e  longer term. 

3. Bellarine Rural Ci ty  Council: 
Adminis t ra t ion of development proposals  in  accordance  wi th  t h e  principles  and 
policies o f  t h e  S t r u c t u r e  P lan  a n d  the  prepara t ion  of Outl ine Development Plans 
where  specified. 

4. Geelong a n d  Distr ict  Water Board: 
Cons t ruc t ion  of  h igher  level improvements  to  boos t  wa te r  p r e s s u r e s  i n  t h e  higher 
a r e a s  of  Drysdale. Upgrading a n d  augmen ta t ion  of  existing s y s t e m s  i n  the 
m e d i u m  to  long term. 

I. 
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7.1 Area  to b e  Rezoned 
(Refer Fig. 9) 

The  following a r e a s  have  b e e n  rezoned following t h e  exhibition of t h e  Public Discussion 
D o c u m e n t  a n d  t h e  considerat ion of submiss ions  m a d e  t o  it. A brief  descr ipt ion of  eight 
s e p a r a t e  a reas ,  wh ich  a r e  s h o w n  o n  Figure 9,  is  s e t  o u t  below. 

T h i s  a r e a  h a d  b e e n  zoned  Rura l  F u t u r e  U r b a n  s ince  t h e  in t roduct ion  o f  formal 
zoning to  t h e  Region i n  1975. It h a s  always b e e n  in t ended  for residential 
development  a n d  growth wi thin  Clifton Spr ings  just i f ied i t s  zoning  t o  Residential 
A zone. It is capable  o f  receiving all necessary  u r b a n  services. 

B) T h i s  a r e a  w a s  zoned  Residential C b u t  because  of  i ts  proximity to  t h e  cent re  of 
Drysdale  a n d  t h e  existing long na r row  lots is  ideally su i t ed  t o  a Residential  A 
zoning  which  s h o u l d  encourage  i ts  early development. 

C) T h e s e  r u r a l  residential  zonings will increase choice, res tore  low density 
res ident ia l  supp ly  to desirable levels, a n d  foster  t h e  objectives n o t  only of  this 
S t r u c t u r e  Plan, b u t  a lso  t h e  Geelong Region Rura l  Residential  Living Strategy. 

D) T h e s e  lots  were  zoned Rura l  Residential b u t  a r e  s u r r o u n d e d  o n  th ree  s ides  by 
Residential  A zoning. Conventional  residential  development  of  t h i s  l and  is far 
m o r e  cos t  effective u s e  o f  existing u r b a n  services. 

E) These  a r e a s  have  b e e n  rezoned to Residential  A a n d  adjoin t h e  existing urban 
a r e a s  a t  Drysdale a n d  Clifton Springs.  The  rezonings will provide some  550 
addi t ional  resident ia l  allotments. 

F) T h i s  is  t h e  fu tu re  development  "front" for t h e  S t u d y  Area  a n d  t h e  a r e a  of  over 
200ha .  will ul t imately accommodate  a ne ighbourhood of a b o u t  4 0 0 0  people. The 
a r e a  i s  capable  of  receiving all u r b a n  services a n d  whils t  a res ident ia l  zoning is 
n o t  w a r r a n t e d  a t  t h i s  time, t h e  Rura l  F u t u r e  U r b a n  zone  serves  to  highlight the 
a r e a ' s  s trategic importance. 

G) T h e  rezoning of  t h i s  a r e a  b o u n d e d  b y  Murradoc Road, C la rendon  Road  a n d  the 
p roposed  By P a s s  Road from Residential  C to Rura l  F u t u r e  U r b a n  s ignals  the 
in ten t ion  t h a t  t h e  a r e a  will form p a r t  of t h e  fu tu re  service business/industrial 
a r e a  t o  t h e  wes t  a s  designated i n  t he  S t ruc tu re  Plan. 

H) T h i s  a r e a  h a s  b e e n  rezoned from Rura l  Residential  to Residential  C which will 
m a i n t a i n  t h e  low densi ty  buffer be tween Portarl ington a n d  Clifton Springs 
Roads. 

Implementa t ion  of t h e  foregoing rezonings will n o t  only provide for t h e  m o s t  efficient 
ut i l isat ion of  land,  b u t  also provide land-owners  wi th  cer ta inty  a s  to  t h e  development 
potent ia l  of  t h e i r  properties. 

Oppor tuni t ies  a n d  cons t r a in t s  change  over t ime a n d  t h e  S t r u c t u r e  P lan  m u s t  b e  viewed 
wi th in  t h i s  context,  therefore if regular  monitor ing indica tes  deficiencies it will be 
changed  af ter  consul ta t ion  with the  var ious  interested parties. 
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8 .  R E F E R E N C E S  

• A u s t r a l i a n  B u r e a u  o f  S t a t i s t i c s  - 1 9 8 6  C e n s u s  Data 

• M u n i c i p a l  R a t e  R e c o r d s  & B u i l d i n g  Permits 

• D r a f t  G e e l o n g  R e g i o n  R e t a i l  S t r a t e g y  - 1990 

• B e l l a r i n e  P e n i n s u l a  R e t a i l  S t r a t e g y  - 
F o r  B e l l a r i n e  S h i r e  C o u n c i l ,  1989 

D r y s d a l e / C l i f t o n  S p r i n g s  S t r a t e g y  P l a n  - T r e v o r  P e s c o t t ,  1 9 8 0 .  C o m m e n t s  on 
t h e  F l o r a  a n d  Fauna 

• Li fes ty le  - T h e  Li feb lood  Ebbs 
A t  C l i f t o n  S p r i n g s  - D.  Civelli  E d . ,  G e e l o n g  A d v e r t i s e r ,  J u l y  9 ,  1981 

D r y s d a l e  B y - P a s s  S t u d y  - C R C ,  C R B ,  S h i r e  o f  B e l l a r i n e ,  1979 
N e e d s  Report 

G e e l o n g  R e g i o n  R u r a l  R e s i d e n t i a l  Living S t r a t e g y  - C R C ,  1 9 8 3 ,  ISBN-0-7241- 
2539-6 

• A d o p t e d  D r y s d a l e / C l i f t o n  S p r i n g s  S t r u c t u r e  P l a n  - C R C  D e c e m b e r ,  1 9 8 3 ,  ISBN- 
0-7241-2555-8 

• D i r e c t i o n s :  T h e  G e e l o n g  R e g i o n  D e v e l o p m e n t  S t r a t e g y ,  1 9 8 8  - C R C ,  J u n e ,  1988, 
ISBN-0-7241-6330-1 

• P l a n n i n g  G u i d e  f o r  U r b a n  O p e n  S p a c e  J u l y  1 9 8 9  - M i n i s t r y  f o r  P l a n n i n g  and 
E n v i r o n m e n t ,  V ic to r i a ,  ISBN-0-7306-0280X 

• R e s i d e n t i a l  D e v e l o p m e n t  P r o v i s i o n s  f o r  V i c t o r i a .  M i n i s t r y  f o r  P l a n n i n g  and 
Environment 
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