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PART A
STRUCTURE PLAN 

1.0
Introduction
1.1
Purpose of the Structure Plan
The Drysdale Clifton Springs Structure Plan is a strategic framework for the future planning and development of the townships.

The purpose of the Structure Plan is to: 
· Identify the key strategic planning issues facing the townships, including community aspirations and needs; 
· Articulate the preferred future directions for the townships, including the location of Settlement Boundaries; and 
· Identify appropriate planning controls which will protect and enhance the distinctive elements of the townships, biodiversity and landscape features.

1.2
How will this plan be used?
The Structure Plan is to be used by the City of Greater Geelong to determine the application of local planning policies, planning zones and overlays. It will guide Council’s consideration of proposed rezonings and applications for planning permits. Council will also use the Structure Plan to determine the future provision of infrastructure and services in the townships.

Implementation of the Structure Plan for Drysdale Clifton Springs Structure Plan will provide certainty for residents and landowners regarding the future planning direction for the townships until the year 2021.  The take-up of land and redevelopment will be reviewed every five years and if considered appropriate a full review of the Structure Plan should be undertaken.
1.3
Plan Components

The Structure Plan contains three parts, Part A “Structure Plan”, Part B “Implementation & Review” and Part C “Background Report”.

Part A contains the Structure Plan which includes principles and directions in response to the key influences identified in the background report, for each of the following key themes:

· Urban Growth

· Infrastructure

· Housing

· Natural Environment

· Economic Development and Employment

· Rural Areas

Part B contains a program for implementing the Structure Plan including the undertaking of other strategic work and future review of this Structure Plan.

Part C provides the foundation and contextual information for the Structure Plan and identifies the issues, opportunities and constraints facing the township, under the following headings:

· Policy Context

· Natural and Urban Environment

· Demographics & Social Profile

· Township Facilities and Services

· Transport and Physical Infrastructure

· Commercial Growth, Residential Lot Supply and Further Development 

1.4
The Study Area

Map 1 identifies the boundaries of the Structure Plan study area. 

Map 1 - Study area 
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2.0
Key Influences 

The background report identifies and discusses in detail key issues, opportunities and constraints under the following headings which assist in determining the key directions of the Structure Plan.

2.1
Policy Context

	· Drysdale Clifton Springs is a designated growth area.

· There is a need to nominate a clear Settlement Boundary for the township and provide a compact urban form. 

· Drysdale Clifton Springs is not a designated location for intense industrial development. 

· There is a need to ensure retail growth is consistent with the established retail hierarchy.

· A need to reinvestigate and determine an appropriate role for the ‘sub-regional’ site. 

· Opportunities exist for enhancement and provision of additional open space, recreational and cultural facilities and linkages.

· Community facilities should be provided commensurate with communities needs.

· Strong State and Local Planning Policies provide directions for:

-  the protection of coastal environments.

-  the protection of rural environment and agricultural activities.

-  enhancement of design and built form of the township.

-  Promotion of tourist activities and accommodation.


2.2
Natural and Urban Environment

	· The opportunity to rehabilitate and protect the key environmental and landscape values such as McLeods Waterholes, Lake Lorne, The Basin, Griggs Creek and the Foreshore.

· The need to support public land managers to assist in the on-going management of the environment. 

· The need to protect and interpret aboriginal and post contact heritage values. 

· Climate change and resultant sea level rise could have significant impacts on low lying areas and coastal environments.

· There is a need and demand for increased retail space within the town centre.

· The opportunity to improve the town centres appearance and functionality.


2.3 Demographics and Social Profile
	· Drysdale Clifton Springs will continue to receive strong population growth.

· Drysdale Clifton Springs will continue to have a high proportion of families which is an important consideration when planning for community infrastructure and facilities and housing diversity.

· Employment and journey to work data indicates that the majority of Drysdale Clifton Springs residents in the workforce are employed outside the township.

· The residents of the township rely almost entirely upon private cars for transport.


2.4
Township Facilities and Services

	· The Council owned land at the Grubb Road site presents a strategic opportunity to provide more recreation and educational facilities. 

· The town has a single retail centre which provides retail and community facilities for the town and also the surrounding rural hinterland.

· Tourism is a significant economic contributor to the Bellarine Peninsula and the opportunity exists for Drysdale and Clifton Springs to provide more tourist based elements within the town and a wider range of tourist accommodation, particularly commercial accommodation.

· With an increase in population there is a need to provide additional community facilities and services.  

· The town is well serviced by educational and emergency facilities. 

· Whilst the town is well serviced with community facilities, the Bellarine Peninsula Community Service Plan identifies key services which could be provided to better service the community and cater for all age cohorts.


2.5
Transport and Physical Infrastructure

	· Opportunity to improve the limited pedestrian and bicycle linkages throughout the township and within the open space areas. 

· The compact size of the township, location of commercial and community facilities and the safety of the street network provide an excellent opportunity for more sustainable, non-vehicle reliance travel.
· The drainage infrastructure is under increasing pressure and its performance is reducing.

· It is anticipated that any new residential, commercial or industrial will be required to have on-site stormwater quality controls. 

· Opportunity to provide improved and more frequent public transport options.

· Barwon Water is satisfied that the capacity of the water and sewerage systems are, or will be capable of accommodating future growth.

· The town centre is currently well serviced by parking although it is not well arranged.  

· Traffic congestion issues at key transport points such at the Geelong – Portarlington roundabout and along High Street (town centre).


Commercial Growth, Residential Lot Supply and Further Development 
	· There is a demand for additional retail floor space, including another supermarket.

· Expansion of the town centre is constrained by adjoining residential development and High Street.

· Pressure to create more Rural Living allotments.  

· State and Local Planning Policy designate Drysdale Clifton Springs as an urban growth area. 

· The present lot supply will not accommodate future growth.


3.0
The Plan

3.1
Vision
A vision for the township was derived from the Bellarine Peninsula Strategic Plan, and reads as follows:

	In the year 2016 Drysdale Clifton Springs will provide residents with a unique  lifestyle offering comfortable and convenient urban living with bay vistas in a peaceful rural setting. It will be well serviced with education, community, sports cultural and recreation facilities, have a vibrant shopping precinct with distinct village character and a renewed focus on the foreshore with improved landscaping, facilities and access.


The Structure Plan will help deliver this vision by:
· Providing for sustainable growth;

· Protecting heritage values, landscape features and rural land;

· Providing opportunities for better utilisation of existing business zoned land and limited expansion of the shopping centre, in a manner which retains its country town character and is respectful of its heritage elements;

· Identifying traffic improvements to key routes including advocating for a future By-Pass;

· Improving pedestrian and cycle connections & public transport facilities;

· Supporting improvements and rehabilitation of sensitive foreshore areas;

· Retaining opportunities for the expansion of community infrastructure and recreational and cultural facilities to match the needs of the growing area;

· Providing for local tourism and employment opportunities.
3.2
Role of the Township
While Drysdale Clifton Springs is a coastal location it still has a strong connection with the rural hinterland which is reflected through the historic village character of the town centre.  

The services within the town include shopping, business, light industrial, recreation and community facilities that are not only used by the local community but also by residents of Portarlington, Indented Head and St Leonards, as well as visitors.

Given Drysdale Clifton Springs is still a relatively affordable coastal place to live, the town is attractive to many families and retirees.  It has a mostly permanent population and residents generally travel to Geelong or Melbourne for work. 

Both State and Local Planning Policies have identified Drysdale Clifton Springs as a town that has high growth capacity and as such it has been designated as one of the urban growth areas for the Bellarine Peninsula.

3.3
Principles and Directions

The structure plan identifies principles (objectives) and directions (strategies) relating to the key planning themes:

· Urban Growth
· Settlement and Housing

· Economic Development and Employment
· Infrastructure

· Natural Environment

· Rural Areas

3.3.1
Urban Growth
Drysdale Clifton Springs is identified by State Government Policy – Coastal Spaces (2006) as having ‘High Growth Capacity’. This direction is further supported by Council’s Local Planning Policy Framework where the town is designated as a growth area for the Bellarine Peninsula.  

The population of Drysdale Clifton Springs in 2008 is estimated to be around 11,041 people.  Based on ABS data and modelling the forecast population for 2021 is expected to be around 13,641 people, which equates an average increase of 277 people per year.  Drysdale Clifton Springs has a current lot supply of 6.6 years.  
Taking into account Stage 1 of the Jetty Road Urban Growth Area, other infill areas proposed by this structure plan (identified below that present good opportunities for residential infill development) and applying a slightly higher take up rate than current rates, the lot supply will be increased to around 20 years.  According to municipal building statistics the current take up rate of lots for dwellings is around 106 lots per year, however work undertaken as part of the Jetty Road Urban Growth Plan suggests that as more land becomes available and different housing products are offered, the take up rates should increase to a rate of at least 120 – 150 lots per year.

The structure plan designates 20 years lots supply which contributes to the overall lot supply in the municipality which should cater for at least 15 years growth.  Drysdale Clifton Springs is one of only three townships on the Bellarine Peninsula designated for growth and beyond the Jetty Road Urban Growth Area this structure plan only seeks to designate infill areas for future residential development.  These infill areas are anticipated to have a variety of factors which will affect their release including:

· Up to a 2 year rezoning process;

· Development approval process timing and staged land release;

· Master planning for areas where land is more fragmented.

Therefore it’s considered appropriate in this instance to nominate a 20 year lot supply.

Current Residential Development Opportunities

Jetty Road
The majority of growth up to 2021 is to be accommodated within Stage 1 of the Jetty Road Urban Growth Area.  This growth area has already been comprehensively planned by the Jetty Road Urban Growth Plan 2007 and will provide approximately 1500 dwellings in the first stage as well as an integrated linear open space network which will see Griggs Creek rehabilitated.   

Central Road
Consistent with the 1992 Structure Plan, the area bound by Jetty Road, Wyndham Street, Central Road (including the large Residential 1 zoned allotments to the north east) and Ada Street is considered suitable for residential development.  This area is within close proximity to the town centre, has access recreational spaces and community facilities and is connected to appropriate infrastructure.   The development of this area will achieve the long term objective of linking Drysdale and Clifton Springs together and help to integrate the Jetty Road Urban Growth Area with the rest of the community.
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Figure 1 – Central Road Concept Plan

To ensure a coordinated development over multiple ownerships, the area should be managed through the application of either a Development Plan Overlay (DPO) or an Incorporated Plan Overlay (IPO) based around the Central Road Concept Plan (Figure 1). The DPO should also apply to the undeveloped Residential 1 zoned land on east side of Central Road to maximise integration. A Development Contributions Plan (DCP) may also be appropriate to assist in the delivery of drainage infrastructure and an open space network including linkages from Griggs Creek to McLeods Waterholes and the recreation reserve. As part of the Structure Plan implementation Council will rezone the land and develop a DPO for the area in partnership with landholders. Prior to the completion of the DPO there should be no further subdivision or establishment of non-residential buildings to ensure an integrated development can be achieved.

The 1992 Structure plan identities the area south of Wyndham Street and east of Jetty Road as being appropriate for residential growth. However advice from Council’s Engineering Services Department indicates that the area has significant drainage issues. Given that the Structure Plan has identified a lot supply for at least 20 years it is considered that this area should remain zoned Rural Living Zone and continue to provide a buffer role and larger lots to the McLeods Waterholes Reserve. 

Princess Street 
Land bound by Princess Street, Woodville Street and Clarendon Road also presents an opportunity for residential development. The area is currently a mixture of Residential 1 Zone, Low Density Residential Zone and Farming Zone however, its proximity to the town centre and access to services and infrastructure make it an ideal location for residential infill development.  On this basis it is recommended that the area be rezoned to Residential 1 Zone with a proportion of higher density development consistent with the adopted Housing Diversity Strategy with the application of a Development Plan Overlay which addresses the following:

· The DPO to include the relevant properties along Princess Street:

· A buffer along the interface with the Business 4 Zoned land to ensure to protection for existing and future of businesses and provide a reasonable level of amenity for future residents.   This could be achieved through the location of open space, walkways, internal roads, fencing treatments, landscaping etc;

· Respond to the interface with the Low Density Residential Zone along Woodville Street;

· Provide suitable areas of public open space (minimum of area of 10%) which integrates with the existing water course;

· Respond to the drainage issues and any other constraints including drainage from Murrodoc Road;

· Good road linkages that provides excellent internal connectivity and connects to the existing network; 

· Good pedestrian/bike linkages to the  town centre, preferably via Princess Street;

· Address the termination of Mortimer Street.

A Development Contributions Plan or Section 173 Agreement may be appropriate to assist in the delivery of:

· Pedestrian and cycle linkages to the town centre;

· Development of open space, including infrastructure including a playground

· Contribution of $900 per residential lot to put towards community facilities.

· Improvement/contribution to civil infrastructure including roads, footpaths, drainage external to the site.

Development of this area would contribute around 252 lots to the lot supply and given much of the land is within one ownership it could be delivered within the short term and ease the stress on current lot supply. 

The property at 13A Princess Street is zoned Business 4 with access to the site is via a battle axe driveway through Residential 1 zoned land adjoining the site to the west (13 Princess Street). The owner has expressed interest in rezoning this site from Business 4 to Residential 1.  The Residential 1 zone would be consistent with lots to the west and south. The site currently has a planning permit for the construction of a caretakers dwelling which has been designed with consideration for the commercial/light industrial uses to the north. It is considered appropriate to rezone the allotment currently known as 13A Princess Street to Residential 1 zone subject to a 173 agreement to remove industrial buildings from the site within an agreed time frame. 

Oakden Road

2-22 Oakden Road is currently zoned Public Use (5) for cemetery use. Advice received from the Geelong Cemeteries Trust indicates that this land will not be large enough to service the future need of the Bellarine Peninsula and they wish to dispose of the site so that a larger allotment can be acquired. The site is currently vacant and well positioned with abuttal to the Residential 1 Zone on two boundaries and the close proximity of the town centre it is considered appropriate to allow a small infill development and rezone this area to Residential 1 zone. The extent of the existing Heritage Overlay over this site should also be investigated.
Fringe Rural Living Land  

Drakes Road and Collins Street Area

This area is located east of Portarlington Road to the proposed bypass and between Whitcombes Road to the north and Kooroui Court to the south. The area has been identified as undulating, well vegetated and as having a high rural landscape value. It also contains a stand of mature remnant river red gums. At this time the area has been nominated to remain in the existing Rural Living zone to maintain rural residential character. Further investigations should be considered to determine whether planning controls would be appropriate to protect the red gums.

Huntingdon Street Area

The Structure Plan has examined the land south of Huntingdon Street, east of Princess Street and the east side of Jetty Road near the corner of Portarlington Road.  Whilst these sites are on the fringe of an existing residential area and within proximity to the town centre, the Structure Plan needs to avoid an over supply of residential land in the short term and it is considered that these areas do not present the same short term opportunities provided by other identified areas given the land ownership is more fragmented. 

The consolidation of this area could be in the form of a Residnetial 1 or Low Density Residential zone depending on the following considerations:

· The adjoining zones and land uses;

· Quality, location and number of existing houses in the area;

· Contribution to township character;

· Lot diversity and availability;

· Ability to create a functional and efficient subdivision layout and

· Future use/development of potential future urban expansion to the south.  
Sproat Street Area

This area is located east of Sproat Street (adjacent to a Residential 1 zoned residential area) to the proposed bypass and between Kooroui Court to the north and just south of Murradoc Road to the south.  Subject to further investigation this area may provide an opportunity for medium to long term urban consolidation.

It is not anticipated the areas identified as appropriate for future urban consolidation will be required in the life of this Structure Plan where the population is predicted to rise by around 2500-3000 persons. Residential development will be directed to the Jetty Road Growth Area (which will accommodate around 8000 people at completion) and other areas nominated for Residential 1 zoning. As part of ongoing reviews these areas will need to be considered for consolidation once the lot supply within the  settlement boundary becomes more scarce. Maintaining the current zones in the interim will ensure inappropriate subdivision or development does not occur or prejudice future opportunities.
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Rural Land outside the Settlement Boundary
The Structure Plan has examined the rural area surrounding Gillies Road for the potential of rezoning this area to Rural Living. Some residents in this area have shown interest in rural residential development to incorporate some of the environmental values of the area. In examining township growth it is understood that there is need to provide for a range of housing types which includes larger rural living allotments. It is noted that Council’s Local Planning Policy Framework identifies Drysdale Clifton Springs as a designated node for rural living development. However, any expansion to the Rural Living Zone has to be balanced against the notion that Rural Living land is an inefficient use of land and is most often a constraint to future residential growth opportunities. 

It is acknowledged that the fragmented lot pattern and its locational attributes means that the Gillies Road area meets some of the State Government tests for rural residential living and that this Structure Plan does reduce the rural living zone stock (i.e. Central Road).  At this time Gillies Road is outside the settlement boundary and it is recommended it remain in the Farming Zone along with all other areas outside the settlement boundary surrounding the townships. The Farming Zone will allow current land uses to continue without further fragmenting future growth opportunities. Once consolidation opportunities within the settlement boundary are exhausted future growth opportunities may need to be further investigated.

The further development of the Regional Cultural and Community Hub including education and recreation facilities and current policy restricting residential development along the coastline means should there be a need for the township to further expand, expansion to the south would be logical. The area around the Regional Cultural and Community Hub was identified in the Urban Growth Strategy which stated that as a long term option land in immediate proximity to the Civic Precinct (now the Regional Cultural and Community Hub) be developed as a high density extension to Drysdale, after the rural residential zones have been more fully utilised. This site was considered the most logical given the concentration of regional services including a secondary school. It is considered more conventional residential densities located around this activity hub would provide opportunities for a more sustainable community.

The Structure Plan currently designates 20 years lot supply. At this time retaining the Farming Zone outside the settlement boundary will ensure future opportunities are not jeopardised by further fragmentation. It is recommended the Gillies Road area not be rezoned Rural Living as part of the Structure Plan.

	Principles

· To facilitate appropriate growth which is in keeping with Councils policy on urban growth areas.
· To protect areas identified for longer term urban growth from inappropriate development. 
· To ensure all new urban development is undertaken in a sustainable manner having regard to matters, such as, water conservation, stormwater treatment and reuse and energy conservation.


	Directions

· Identify a settlement boundary.

· Support the development of the Jetty Road Urban Growth Area in accordance with the Jetty Road Urban Growth Plan 2007.

· Support rezoning of identified infill areas to provide for short – medium term growth opportunities with the application of appropriate Development Plan Overlays based on the principles identified in the Structure Plan.

· Support the implementation of Development Contribution Plans to assist in the delivery of infrastructure an community facilities. 

· No additional land to be rezoned Rural Living. 
· Ensure that Rural Living and Farming zoned areas are not developed in a manner which compromises the future strategic growth opportunities. 


3.3.2
Settlement and Housing
Further concentration of development in the urban area will occur as some areas are rezoned (Residential 1) for more intensive purposes, vacant residential lots are developed and existing housing stock is redeveloped.  

Council’s adopted Housing Diversity Strategy supports the development of medium density housing within 400 metres walking distance of the town centre, subject to consideration of any site specific constraints, such as heritage.    

Given Drysdale Clifton Springs will receive growth in all age cohorts, it is important to ensure the town has a range of housing types to serve the needs of all residents.  It is also important affordable housing options are provided particularly when developing new residential areas.

It is important to ensure that new development is in keeping with the existing neighbourhood and contributes positively to its character, through increased landscaping and high quality architectural design.  

	Principles 
· Ensure that future housing development complements the character of the town and provides for a variety of housing sizes and types. 
· Ensure that new subdivisions incorporate sustainability principles including energy efficiency,  connectivity  and water management.

· Ensure that new subdivisions provide for community safety and crime prevention. 




	Directions
· Encourage medium density development within 400 metres of an activity centre.

· Encourage housing development that is consistent with the coastal/rural village setting.  

· Encourage a diverse range of housing types.

· Support the preparation and implementation of the G21 Affordable Housing Strategy including the appointment of a Registered Housing Association.
· Ensure new subdivision and development proposals include Environmentally Sustainable Design, Water Sensitive Urban Design and stormwater re-use design techniques. 

· Ensure new subdivision and development proposals incorporate Crime Prevention Through Environmental Design (CPTED) and Safer by Design principles.


3.3.3
Economic Development and Employment

The economic future and generation of employment within Drysdale Clifton Springs will be largely reliant on the town centre and the tourism sector.  
Land Use Directions – Retail

The town centre not only services Drysdale Clifton Springs but also acts as a service centre for nearby communities such as Portarlington, St Leonards and Indented Head. Given the lack of direction in and around the town centre, over time it has grown in an ad-hoc manner which has resulted in a constrained and poorly integrated centre.  

Other than a small scale commercial area (local centre) within the Jetty Road Urban Growth Area the focus of retailing should remain the town centre. It is important that the town centre remains the focal point for commercial development within Drysdale Clifton Springs to help foster vitality and avoid fragmentation of uses and activities.
The economic analysis undertaken as part of the Structure Plan development suggests that…The next step in the development of the Drysdale Town Centre as a shopping centre would be the strengthening of the convenience retail function through the addition of a new supermarket.  A new supermarket would provide competition for the existing main supermarket in the centre as well as broadening the range of goods available. This would make the centre more attractive for trade area residents to undertake their weekly convenience shopping and could be expected to reduce escape spending from the area. 

This development would reduce the need for residents of the trade area to travel; however, there is also a need to provide convenience retail facilities to serve the local communities and townships within the trade area.  
Without such growth in provision, escape expenditure from the area will rise from its already high levels.  This will mean that residents are travelling more than they should have to for their services, and that local activity centres are not achieving their potential in creating jobs and investment opportunities.
Including the provision of an additional supermarket the economic analysis identified the need for 9,700 square metres of additional retail/commercial floor space by 2021 and up to 14,000 square metres by 2031. Additional food and grocery floor space could be provided in a number of formats, including, one large supermarket,  two medium sized supermarkets, a medium sized supermarket and specialty stores or a market with a variety of small food and grocery stores. The provision of a small to medium sized supermarket would provide the most immediate benefits and would be viable soon if not immediately.  A large supermarket may not be viable for some time (at least not without impacts on the existing centre and other activity centres such as Jetty Road and Portarlington).  The centre would be unlikely to support both a medium sized supermarket and another full line supermarket within the life of this Structure Plan.

This suggests if ALDI goes ahead on the Murradoc Rd site this would be the short term option satisfied and a large super market would not be required for some time. The size of the other supermarket (on the Bowling Club site)  should reflect the constraints of the site and be justified by an economic impact statement that assesses the impact on existing and proposed activity centres at Drysdale, the Jetty Rd Growth area and Portarlington.
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Residential development to the north west of the shopping centre, a newly constructed retirement village between Palmerston Street and Wyndham Street and significant volumes of traffic along High Street limit the opportunities for the town centre to expand. Such limitations places greater emphasis on maximising the existing retail area to provide for a more compact town centre.  

Palmerston Street Site

There are a number of community facilities and services located in the town centre. There is an opportunity to relocate some of these to the Council owned parcel of land in Palmerston Street. This site is around 100m west of the town centre and could be easily connected to the shopping precinct by the construction of new footpaths. This option frees up the limited Business 1 zoned land for retail and commercial purposes and provides an opportunity for the creation of community service hubs, for example health, early childhood, civic etc. In relocating community facilities and services to the Palmerston Street site consideration should be given to co-locating like uses to create dedicated service hubs. Support should also be given to creating multi-purpose community facilities that can be used by a broad range of individuals, groups and organisations. Council is currently undertaking an analysis of community infrastructure in Drysdale Clifton Springs which will help inform the relocation of any services and/or facilities and the development of a masterplan for the site. 

Business 1 Expansion

The properties bound by High Street, Everley Street and Princess Street are zoned Residential 1, however with the exception of two properties the entire area is occupied by non-residential uses such as café, neighbourhood centre, police station, kindergarten etc.  To facilitate improved usage of land it is recommended that this area be rezoned to Business 1. 

Consolidating existing commercial land will still not provide enough retail floor space to service the needs of a growing community, particularly the area required for another supermarket.  Reviewing the land surrounding the town centre it appears that there are two potential sites to accommodate an additional supermarket in the short to medium term.

Possible Supermarket Site – Bowling Club

The first option is on the land currently occupied by the Drysdale Bowling and Croquet Club at the northern end of the current retail precinct. This site is opposite existing retail shops on Clifton Springs Road and development of this site would extend the village shopping strip along Clifton Springs Road. The site is large enough to accommodate a supermarket, some specialty stores and parking. 

This site should be developed in accordance with the principles set out in the urban design review with the key principles being:

· Active street frontages to Clifton Springs Road and Collins Street; 

· All elevations that have a direct or visible address to the street frontage should be activated, blank walls should be avoided and remaining elevations should be appropriately treated through the use of textured, coloured of panelled materials, resulting in detailing that adds interest;

· Parking predominately located behind the retail façade; 

· Loading areas concealed to the north and rear;

· An  appropriate interface with the residentially zoned land north of the subject site including a minimum 2 metre high fence (acoustic if appropriate) and landscaping;

· High quality landscaping treatments along street frontages, within carparking areas and in the buffer to the residential interface and

· Road upgrades along Clifton Springs Road and Collins Street to ensure safe vehicle and pedestrian movements, access and loading arrangements and landscaping opportunities.

The development of this site relies on the relocation of the Bowling and Croquet Club.  The Bowling Club has solid membership numbers and is well financed to undertake substantial site improvements including installation of artificial turf greens.  It is understood the Club’s preference is to remain at the current site, however if an alternate centrally located site could be found and comparable facilities provided relocation would be considered. It is noted that the site is largely owned by Council with the exception of the club rooms and a parcel of land fronting Collins Street which is owned by the Club.   

The development of the Bowling Club land would result in a more integrated town centre and a better urban design outcome. Therefore the Structure Plan recommends that this land be rezoned to Business 1, subject to the Bowling Club being appropriately relocated and developed for commercial purposes ahead of the site on Murradoc Road.  
Alternative Murradoc Road Supermarket Site 

The other site option is located on Murradoc Road, a relatively undeveloped area comprising of a number of lots all in separate ownerships just east of the existing town centre.  This site has been earmarked for an ALDI supermarket.  Given that the Bowling Club site presents challenges in so far as finding a new site for the Club, which could prove to be a long and protracted process, Council decided there is merit in advancing the alternative site to achieve a net community benefit.  The Murradoc Road site is suitable for immediate development and therefore addresses a community need for additional supermarket retailing in the short term.  

Development of this site would result in the town centre expanding across High Street and with a roundabout and high traffic volumes, there is a concern that it will not be readily pedestrian accessible and would segregate the town’s commercial activity.  This disconnection will cause some shoppers to drive between the different parts of the centre and synergies between activities will be lost. Any development of this site would require a design that provides a high level of connectivity and integration with the existing retail core. The Business 4 lots between the existing Business 1 land in the town centre and the alternative supermarket site should also be considered for rezoning to Business 1 as part of any proposal to ensure commercial activity connects the new supermarket with the existing centre. The following urban design principles are provided for the potential redevelopment of the site for a supermarket and should be read in conjunction with figure 4. 
The key principles include:
Front setback
· Provide a front setback of no greater than 22m in accordance with the Interim Design Guidelines for Large Format Retail Premises prepared by (DPCD).

· This should provide for car parking (typically two rows of parking and central aisle),  pedestrian access adjacent to the active frontage and landscaping along the street abuttal and throughout the car park.

Residential interface 

· An  appropriate interface with the residentially zoned land south of the subject site  should be 3-5m in width and provide a landscaped separation between the car park and the adjoining land. 
· Fence treatment should be paling timber fencing at minimum of 2m in height to give the appearance of the adjoining residential vernacular. There are instances were an acoustic fence may be required for such a proposal and ameliorate noise transfer.
Site access and movement

· The number of vehicular access points should be minimised and limited to two access points (subject to traffic engineering advice).

· The primary vehicular access point should be adjacent to the western boundary to minimise conflict with pedestrian movement along the active frontages of the supermarket building. This access point will allow entry/exit of vehicles. The eastern access assists in reducing potential queuing of vehicles when undertaking a right hand turn into the site from Muradoc Road. Sufficient distance is required from the major round-a-about located at the junction of Muradoc Road and High Street to the east.

· The primary pedestrian access point should be from the main entry point of the building which orientates towards the street frontage. This is typically the centre of the building frontage; however other access points could also be further to the west where the majority of those accessing the site by foot will enter from.

· Other pedestrian paths should be provided throughout the site to provide safe passage of travel and avoid conflicts with vehicular movement. Key pedestrian paths should be provided along active frontages and key access points through the car park. Pedestrian access from the residential development to the south could also be provided. 

· Line markings and surface treatment could assist in pedestrian way finding. 

· Service and delivery vehicles can share the main vehicular and access point. An additional access point is provided at the north - west corner of the site to allow service and delivery vehicles to exit the site in a safe and convenient manner. This access point is for exiting vehicles only and left had turn only and should be a single width (approx 4m). This can be appropriately managed through the use of signage at the Muradoc Road access point.
Active frontages and building edges

· All elevations that have a direct or visible address to the street frontage should be activated. Blank walls should be avoided as this reduces the character and appearance of the building and importantly pedestrian amenity.

· Those remaining elevations should be appropriately treated through the use of textured, coloured of panelled materials, resulting in detailing that adds interest. 

Car parking areas

· The car parking areas should be designed to provide a safe and convenient layout and ensure low speeds of vehicular traffic. 
· Areas for pedestrians should be marked to minimise conflicts with vehicular movement throughout the car park. 
· Where possible, opportunities for landscaping should be included at the ends of the rows of the car spaces.
Loading bay

· Any loading bay should be located to the rear of the site and preferably not visible from the street frontage, in accordance with DPCD guidelines. The dimensions of the loading bay should be in accordance with Clause 52.07 - Loading and Unloading of Vehicles of the City of Greater Geelong Planning Scheme.

· A single lane driveway for service and delivery vehicles could be included along the western boundary of the site to allow for egress only. This allows the vehicles to enter and exit the site in a forward direction avoiding the need for large expanses of reversing areas for large vehicles. It also assists with providing a buffer to the adjoining site to the west.

Springs Street

Given a major direction of this Structure Plan is to expand and enhance the existing town centre in Drysdale, it would be inappropriate to allow out of centre commercial development which would reduce the role of the town centre. Therefore an alternative zone and use should be considered for the Council owned Business 1 zoned land at 17-29 Springs Street, Clifton Springs.  Although the site, based on policy and economic considerations is inappropriate for retail activity, its proximity to the Golf Course and foreshore does present a good opportunity to provide an alternative use such as tourist accommodation.  Any future proposal should include an investigation into the development potential and drainage catchment issues associated with the site and discussions with the relevant Council departments and Councillors in consultation with the community.

Light Industry / Periphery Sales

Another contributor to the local economy is the light industrial area along Murradoc Road.  The 1992 Structure Plan designates an area to the south of Murradoc Road to accommodate an expansion to Business 4 Zone.  Economic analysis reveals there is no need for any expansion to this area as the current lot supply contains enough land. As part of the development of the town centre Urban Design Framework the future role and development of the Murradoc Road commercial precinct should be further considered.  

Town Centre – Urban Design
Given the physical analyses and findings of the Town Centre economic and transport assessment, a clear step forward is the identification of a clear ‘Town Centre Structure’ as the basis for future development and infrastructure investment. The Town Centre Synthesis prepared by Hansen partnership (Figure 2) recommends a series of key urban design precincts:
a. Town Centre Spine/ Core

This represents the core Township and an opportunity to improve heritage form, streetscape image and pedestrian amenity along High Street south of and around the roundabout. This includes rationalisation of the grassed town square and improved access to retail uses. Infilling gaps along both sides of High Street and improvement of the image of the spine is the key to enlivening the Town Centre.
b. Town Entry South

The approach to the Town Centre from the south is particularly important. It should maintain its domestic appearance with consolidated housing and generous frontage setbacks and greater emphasis on public landscape treatments. Council land south of Eversley Street should form the basis for a suite of new community and senior citizen services linked by pedestrian paths to the Town core to the north. 
c. Town Entry North

The northern Town entry represents one of the last remaining development precincts with good road access proximate to the Town heart. This precinct can accommodate for notable change, including retail floor space when and if the bowling club and other land on Clifton Springs Road becomes available. Improved connection to the existing western precinct should be realised along Hancock Street.

d. Town Business Corridor

The eastern entry to the Township is hampered by heavy vehicles and poorly presented buildings. Service business and light industry are supported along this spine to be developed in a consistent manner with improved frontage setbacks, office and showroom forms and concealed parking and loading. Parts of the Council Depot to the north may be embraced within this sector. Retail oriented uses may be tolerated closer to the Town heart in tandem with new street tree and street lighting.

An indicative Drysdale- Clifton Springs Town Centre Concept Plan has been prepared to  demonstrate how the proposed Centre Synthesis may look. This should not be interpreted as a final plan, rather one possible outcome of the synthesis with a series of key directions or initiatives that can form part of the ultimate Structure Plan.
The Concept Plan is shown at Figure 3 and includes the following key elements:

a. Town Centre Spine/ Core
1. Clear definition of historic Town Centre core on High Street between Eversley Street and principal roundabout,

2. Creation of new retail or mixed use development sites to west as transition between retail core and residential fringe,

3. Infill development to each side of High Street in core to ensure critical mass of retail, dining, civic or community use,

4. Streetscape treatments, street trees, lighting and continuous active frontages to High Street within the core Township,

5. Improve existing and create new car parking courts with pedestrian links, lighting and tree plantings,

6. Reduce size and extent of central town square lawn and allow one way access from High Street to west to connect with Wyndham Street mall,

b.
Town Entry South

7. Improved announcement of Town Centre entry with directional and wayfinding signage,

8. Encourage retail destination traffic west from junction of High and Eversley Streets,

9. Landscape improvements to frontage gardens and streetscape of High Street south of Eversley Street,

10. Maintenance and improvement of detached dwelling stock to High Street south,

11. Converted dwelling stock serving as office accommodation to High Street south,

12. Identification of residential consolidation and/or mixed use development on Eversley and High Streets,

13. Relocate senior citizens building to High Street south in tandem with coordinated health and community services,

c.
Town Entry North

14. Expand potential of Town Entry north with new retail option on Bowling Club land,

15. Provide car parking court accessed from Clifton Springs Road or Collins Street to service possible new retail,

16. Improve image and presentation of Collins Street north with new street tree plantings, lighting and pedestrian linkages,

17. Support residential consolidation north of Hancock Street with opportunities for better pedestrian linkages.

18. Rationalise existing retail ‘courts’ off Clifton Springs Road to allow for walking links to Town Centre,

d.
Town Business Corridor

19. Define Murradoc Road as key town entry with central median, lighting and street tree planting,

20. Support a combination of bulky goods retailing, service business and light industry on Murradoc Road west with parking and loading to rear,

21. Absorb Council Depot land to the north providing opportunity for complementary uses

22. Ensure all new service business forms present a high quality built frontage to streetscape,

23. Ensure common setbacks to new Murradoc Road buildings in tandem with limited convenient car parking and canopy cover, 

24. Allow for office and retail (possible supermarket option 2) on Murradoc Road west close to Town core.

25. Establish landscape buffers to north and south to limit influence of any potentially conflicting uses.

Council Depot Site

The existing 2.3ha Council Depot site in Collins Street has been identified as a ‘Key Development site’ with the possible relocation the facility to the nearby landfill facility. The site is well positioned to provide for a number of opportunities including:

· Relocated Drysdale Bowling Club;

· A farmers market;

· Expansion of the adjoining school;

· Expansion of adjoining Business 4 zoned land to enable more efficient land consolidation or opportunities for a larger peripheral retail (restricted retail) outlet.

Opportunities for this site should be further examined once Council has reviewed the future of the sites current operations.  

To improve the town centre (including the light industrial area along Murradoc Road) appearance and functionality, it is recommended that an Urban Design Framework be developed to ensure the area is well planned.

Other Retail Opportunities

Other retail opportunities may be considered outside the two nominated sites if the following criteria is met :

· The proposal is consistent with Council’s Retail Strategy (2006);

· The existing town centre is not compromised; 

· There is no appropriately zoned land available; 

· There is a demonstrated need; 

· The site is located on a major road; 

· The site and proposed use is compatible with or will not detrimentally impact adjoiningland uses and
· The site can achieve high quality urban design outcomes including streetscape, landscaping, parking, access and movement and built form.
Figures 2 and 3 - Town Centre Synthesis and Town Centre Concept [image: image4.wmf]
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Figure 4 Murradoc Road Alternative Supermarket Site Design Principles
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Tourism 
Drysdale Clifton Springs is one of the major townships on the Bellarine Peninsula, a major tourist destination in the region. Drysdale Clifton Springs is an attractive and convenient base to explore popular attractions, such as wineries, olive groves and the Bellarine Rail Trail which are located in the surrounding rural hinterland.  The Drysdale Clifton Springs township also has a number of attractions including the tourist railway, golf course, The Dell foreshore, boating facilities and wetlands, historic museum and cafes. The Potato Shed Arts Centre is located in the Community and Cultural Hub and offers a range of activities, exhibitions, performances and events throughout the year. The proposed expansion of the facility should enhance the site as a tourist attraction. There is also an opportunity to make use of the historic Drysdale Courthouse in High Street for public exhibitions and events.  It is considered that establishing additional tourism related activities (i.e. farmers market, events etc) and providing tourist accommodation within and around the town centre will contribute to the revitalisation of the town centre and the local economy.
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The town also lacks tourist accommodation and visitors are typically restricted to B&B’s or holiday homes.  Providing different types of accommodation for tourists will ensure visitors stay longer and contribute to the local economy.  
In an attempt to encourage the development of short term accommodation, two sites have been specifically identified as part of this Structure Plan. Both seek to locate where there may be a ready made market around golfing.  The Curlewis Golf Course has expressed interest in providing short term accommodation, and as long as it is located at the eastern end of the course, the provision of such accommodation should benefit the community.  Locating it at the eastern end will ensure that development can be integrated into the Jetty Road Urban Growth Area and visitors will have access to the pedestrians paths which can link them to the foreshore and the town centre.

The other site is the Council owned parcel at Springs Street which is opposite the Clifton Springs Golf Course. This land is currently zoned Business 1, however as discussed previously it’s recommended that the future use and zone of this site be further investigated.

Appropriately scaled tourist accommodation, including motels and caravan parks are encouraged within suitable residential locations or within the rural periphery of the town.  

	Principles
· To encourage a diverse mix of uses and activities within the Drysdale town centre.

· To encourage the development of the town centre which enhances its appearance and functionality. 

· To encourage the provision of additional tourist accommodation and related services and infrastructure which is responsive to the rural hinterland and coastal township setting.


	Directions
· Support the consolidation of the Town Centre including improved use of undeveloped Business 1 zoned land, the provision of consolidated parking areas and landscaping treatments consistent with the town centre synthesis and concept plans.
· Support the development of an additional supermarket, preferably on the Drysdale Bowling Club site which achieves appropriate urban design outcomes and where alternative arrangements can be made for the relocation of the Drysdale Bowling Club to a centralised location. 
· Support the alternate Murradoc Road site for retail development if the design principles outlined in the Structure Plan can be achieved. 
· Rezone land bound by High Street, Eversley Street and Princess Street to Business 1.  
· Ensure development in the town centre is consistent with the principles and directions  set out under ‘Town centre - urban design’.
· Develop and implement an Urban Design Framework for the town centre based on the Structure Plan town centre design concept.  
· Develop a Design and Development Overlay for the town centre to encourage development which responds to and enhances the village character.  
· Preserve the historic village character of the town centre, particularly along High Street.
· Support the development of interpretation opportunities throughout the town such as public art, interpretive signage and project such as ‘Murmur’.
· Support the development of a farmers market at a central location in the town centre.
· Encourage the creation of service hubs within the existing town centre to accommodate community, health, education, civic services/facilities. The Council owned Palmerston Street site adjacent to the Community Health Centre provides a key opportunity with provision of appropriate pedestrian and cycle links to key routes and the town centre.
· Limit bulky goods retailing (restricted retail) and light industrial uses to the existing Business 4 zoned land along Murradoc Road and investigate the future use and development of this area as part of the urban design framework. 
· Identify the Council Depot site as a key development opportunity and undertake a review of the site to determine opportunities for its use, such as relocated bowls club, farmers market or consolidation to the adjoining Business 4 land in Murradoc Road.   
· Consider an alternative zone for the Council owned site at 17-29 Spring Street, Clifton Springs to encourage short term accommodation or other identified use.  
· Support a variety of appropriately scaled and site responsive tourism based development within the town and on the rural edge.  
· Support the development of and/or rezone part of the Curlewis Golf Course to provide for the provision of short term accommodation to the eastern portion of the site.


3.3.4
Infrastructure
Development Contributions 

The most significant infrastructure requirements for the township over the life of this structure plan will be for the Jetty Road Urban Growth Area.  However much of this has been planned for through the Jetty Road Urban Growth Plan (2007) and this structure plan supports all of the directions.  To assist in the delivery of infrastructure within the Jetty Road Growth Area the City of Greater Geelong has resolved to implement a Development Contributions Plan (DCP) to levy fair contributions towards specific infrastructure items such as public open space, roads and drainage and other community infrastructure (i.e. library). Where a Development Plan Overlay or Development Contributions Plan is required the Plan should be prepared and finalised prior to land being rezoned.

The future development of the Central Road residential infill area has significant drainage issues and it will be important to ensure that any public open space is located in such a way that allows good linkages with other open spaces areas such as McLeods Waterholes and Griggs Creek.  Therefore a Development Contributions Plans will be necessary to assist in the delivery of this infrastructure.

As detailed in the background report, Barwon Water have advised that the current system is reaching capacity and will theoretically exceed capacity with further development (Jetty Road).  Barwon Water have undertaken the necessary investigations into the upgrades needed to service the town over the next 40 years which have be factored into Barwon Water capital works program and it is expected that these assets will be delivered within the next 10 years.  Barwon Water have indicated that the town can be serviced with water without the need for major capital works.

Community and Recreation Needs
The Bellarine Peninsula Community Service Plan 2006 -2016 establishes a plan for improved community and social service provision within the township. The actions included in this Service Plan are supported as being consistent with resident needs identified through this Structure Plan, particularly in relation to the provision of pedestrian and community linkages.  

Taking into account the population projections it is anticipated additional community services and facilities will be required. There is an opportunity to review existing community services and facilities with a vision of creating community service hubs within the town centre.  The service hubs can provide a single destination trip for health, education and civic needs by grouping related services together..  Council owns a large parcel of land in Palmerston Street which provides a major opportuntiy given the site is centrally located, close to aged care facilities and next to the Bellarine Community Health Centre.  It is recommended that this site be retained for community service purposes and linked to the town centre via footpaths. 
The Bellarine Peninsula Leisure and Recreation Needs Study 2005 and the City of Greater Geelong Study of Open Space Networks 2001 establishes recommendations relating to the provision of new facilities and enhancement and improvement of existing recreation spaces.  The Jetty Road growth area and infill areas provide minimal opportunity to provide all the required active recreational spaces needs.  



Council also owns a large 5.6ha open space reserve abutting Beacon Point Road and High Ridge Road. This reserve adjoins the foreshore reserve and has expansive views over Corio Bay but is largely undeveloped with little planting or other infrastructure. It is recommended that a Landscape Master Plan be prepared for the reserve.  
The area historically known as the ‘sub regional centre’ located south east of the Portarlington Road intersection currently accommodates public and private schools and a community arts centre (Potato Shed). The 1992 Structure Plan stated that this area could also provide some retailing function to service Drysdale Clifton Springs and Ocean Grove.  Having regard to Council’s current Retail Strategy, the development of this site as a sub regional retail site would be contrary to the retail hierarchy and would not be supported today with this function being provided in the future by Ocean Grove or Leopold.  Economic analysis undertaken as part of the development of the Structure Plan background also indicates that all retailing should only occur within the town centre and thus any proposal for out of centre commercial development would not be supported. 

Given the area already contains a number of community facilities, the 45 hectare vacant parcel of Council owned land is a major asset and presents a significant opportunity to build on the existing site facilities.  It is recommended this land be identified as a ‘regional cultural and community hub’ and used to provide future recreational (sporting fields, multi purpose sports centre, potential pool etc), community and educational facilities (i.e. higher education or research, youth services, further or expanded emergency services facilities etc). It is recognised that this site is isolated from the existing community and the future development of the regional cultural and community hub will need to ensure that safe and efficient pedestrian and cycle links are provided across Andersons Road and Portarlington Road, particularly when the Bypass is in place. The Structure Plan recommends this site be rezoned to a Special Use zone to exempt permit requirements for education and community uses.

Having undertaken some preliminary urban design, the following concept plan has been produced to illustrate how a regional cultural and community hub may developed (Figure 5).  
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Figure 5 – Regional Community and Cultural Hub

Movement
Traffic movements, particularly around the town centre and at the major roundabout of Geelong – Portarlington Road is regularly congested and a constant frustration for the local community.  It is acknowledged the Drysdale Bypass has been formally designated for over 20 years and if it was constructed it would certainly resolve most of the traffic problems within the town.  VicRoads has been slowly acquiring land however recent advice indicates that its construction is likely to be in the medium to long term.  

In an attempt to ease some of the traffic problems a number of improvements are proposed:

· Peninsula Drive  and Belchers Road 
Consider improvements as part of the development of the master planning for the community and cultural hub.
· Drysdale – Ocean Grove Road / Andersons Road
Provide a left-turn slip lane from Andersons Road to assist traffic movements, particularly buses entering Drysdale – Ocean Grove Road to travel south. 
· Geelong – Portarlington Road / Drysdale – Ocean Grove Road / Jetty Road
For the interim, signalise the Jetty Road and High Street legs during the morning peak (8:00AM to 9:00AM) so that safe gaps are created to enter the roundabout and thereby reduce delays and congestion.
For the longer term, either reconfigure the roundabout to provide two circulating lanes or replace with traffic signals.

· Signage to Drysdale Town Centre
Improved signage to be erected on both approaches to the Drysdale Town Centre to direct motorists to the off-street parking areas via Eversley Street and Clifton Springs Road / Hancock Street.

· High Street / De Burgh Road / Bridge Street
Improved channelisation at De Burgh Road approach to intersection to reduce potential for vehicle conflict.
· Founds Road 
Improve access to Portarlington-Queenscliff Road to accommodate heavy vehicle t
traffic.

· Jetty Road Growth Area stage 1 infrastructure plan -  the Portarlington Road intersection may require upgrading  based on traffic volume triggers and Jetty Road may require widening/treatment including pedestrian and bike paths as per the Urban Growth Plan. 
Given Drysdale Clifton Springs is a commuter town there is a definite need to provide improved public transport services to and within the town which could include:

· Increase frequency and improve services to provide a better, safer and more convenient public transport service in order to promote transport options for all residents, encourage the use of more sustainable forms of transport and reduce car reliance.

· Develop the provision of public transport appropriate to Drysdale / Clifton Springs’s role as a hub for outlying coastal communities on the Bellarine Peninsula as well as that as a commuter town to Geelong and Greater Melbourne.
· Identifying the viability of a town centre community bus service to areas of interest such as town centre, Potato Shed, schools, medical centre, foreshore and recreation facilities.
Through the development of this structure plan it has become apparent that the town lacks designated pedestrian and bicycle paths. Although the town is compact key destinations are located some distance away from major population concentrations and connectivity to key destinations is poor in many instances. To assist in changing transport behaviours and better integrate the community, the town needs more pedestrian and shared pathways which could include:
· Sealing the Jetty Road shoulder to establish a connection from the Rail Trail to the proposed off-road Shared Use Path along the eastern side of Griggs Creek to link the foreshore, the primary school and the Jetty Road Reserve.

· Installing footpaths along Jetty Road, Wyndham Street, Beacon Point Road and Murradoc Road.  Also ensure that all new subdivisions include adequate footpaths linking into the existing street network.

· Upgrading and improve existing walking trails located throughout Drysdale and Clifton Springs.  The compact size of the township, location of commercial and community facilities and the safety of the street network provide and excellent opportunity for more sustainable, non-vehicle reliance travel.
· Improving the linear drainage reserves running between Central Road and Bayshore Avenue, Clifton Springs Road and Bayshore Avenue and Beacon Point Road and Dundundra Drive  by adding walking paths etc and/or extending these reserves through further acquisitions or developer contributions. 

· Installing a safe crossing where the Rail Trail crosses over the Portarlington Road adjacent to the Drysdale Railway Station.
· Connecting existing and proposed community, recreation and open space facilities through footpaths or shared pathways.
· Improving bicycle safety through the town centre including green treatment lanes for conflict areas, adequate lane marking and cycle parking facilities.

· Connecting the aged care facility to the town centre to allow safe pedestrian movement.

· Providing safe bicycle routes for school children off the main roads.
The Drysdale Clifton Springs Active Transport Network study is currently being developed and once completed will set out principles for the townships to improve walking and cycling opportunities and neighbourhood amenity. 
	Principles

· To provide an improved transport network which includes better traffic movements, pedestrian and cyclist linkages and public transport options.
· To encourage the provision of a range of social and community services that complements the size and role of the township.  

	

	Directions

· Support the development and implement the findings of the Drysdale Clifton Springs Community Infrastructure Analysis.
· Support the ongoing upgrading of existing open space, leisure and recreation areas undertaken for and on behalf of public land managers.
· Prepare a Landscape & Recreation Master Plan for the Beacon Point - High Ridge Road Reserve.
· Encourage the development of the regional cultural and community hub consistent with the Structure Plan directions including the preparation of a Master Plan.
· Investigate opportunities to consolidate and upgrade the Drysdale Recreation Reserve to create a sporting hub for the community including multi-purpose facilities.
· Support the implementation of the Potato Shed Master Plan.
· Encourage future traffic works undertaken by VicRoads along the Bypass and along High Street.
· Support the development, and implement the findings of a strategic footpaths policy to achieve better pedestrian and cycle linkages throughout the town which are designed consistent with The Guidelines for Walkable Coastal Environments and the Walkability Toolkit.
· Support the development and implement the findings of the Drysdale Clifton Springs Active Transport Network study.
· Improve cycle and pedestrian linkages to the regional cultural and community hub including the provision of appropriate crossing points at Andersons Road which have regard to the future By-Pass.  
· Support and implement improved bicycle and pedestrian paths, particularly along Jetty Road, Wyndham Road, Beacon Point Road and Murradoc Road as well as an off-road shared use path along the eastern side of Griggs Creek with appropriate linkages to the Bellarine Rail Trail.

· Investigate walking and cycling opportunities on local streets to allow children travelling to school to get off the main roads.
· Advocate for improved bus services and upgrade bus stop infrastructure.
· Facilitate improved community transport services and park and ride areas.  


3.3.5
Natural Environment
Coastal townships will remain popular housing locations and as a designated urban growth area Drysdale Clifton Springs will need to accommodate a large proportion of those people seeking a coastal lifestyle.  However, in accommodating growth it is equally important to ensure that increased development is not to the detriment of the natural environment.   Understanding the need for a balanced approach, a range of strategies and plans have been produced to help deal with urban development pressures on the coast.

The Coastal Spaces Landscape Assessment Study (Department of Sustainability and Environment, 2006) identifies the coastline between Clifton Springs and Portarlington, and the Bellarine Hills as an area of Regional Significance, valued for the prominent rural skyline and extensive panoramic views. Council is in the process of implementing planning scheme controls in the form of a Significant Landscape Overlay to ensure that development will not impact upon these landscape qualities as per the Study recommendation.  

The natural environment provides many residents and visitors with enjoyment as they par take in passive and active recreational pursuits. The foreshore in particular is a popular destination and existing facilities such as the boat ramp, pedestrian access and picnic areas should be maintained and enhanced.                                                                                                             

The majority of the areas environmental assets are managed by public land mangers with the help of community based groups. The ongoing involvement by these agencies and groups will ensure that these areas are effectively managed and protected in the long-term.  

Whilst many of the key environmental areas contain remnant vegetation and provide a range of habitat types to support local fauna, many of these areas are also subject to human influences and their environmental values could be improved.  The local waterways receive large volumes of stormwater and therefore water quality is a significant issue; exotic weed infestation is common and erosion is a constant threat for the fragile limestone cliffs along the foreshore.  Climate change and the effects of rising sea levels and storm surges will also be an increasing threat to the sensitive coastline.
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The Clifton Springs Coastal Management Plan has been developed to guide the future management of the foreshore reserve so that it is protected and enhanced for the enjoyment of current and future generations. It is important that this structure plan supports and underpins these key recommendations and encourages its implementation.   

Significantly, the environment also holds important values relating to Aboriginal cultural heritage and post contact heritage. There is a strong need to appropriately protect and manage these values.

	Principles

· To protect, rehabilitate, enhance and interpret the towns environmental attributes for current and future generations.

· To ensure environmentally sensitive areas including the coast, The Dell, Lake Lorne, McLeods Waterholes and The Basin are protected from localised development pressures.

· To ensure detrimental impacts on Port Phillip Bay and the coastal environment are minimised and managed.




	Directions

· Provide for the protection of Aboriginal cultural heritage areas, through community interpretation, education and awareness.

· Encourage the retention and enhancement of existing vegetation, in particular indigenous and native on private land.

· Protect indigenous vegetation on roadsides and reserves and undertake planting programs using local indigenous species. 
· Ensure no further subdivision or inappropriate development occurs within highly sensitive areas. 

· Support the rehabilitation of Griggs Creek as a biodiversity and public open space corridor, in accordance with the Jetty Road Urban Growth Plan.

· Support the preparation and implementation of the Griggs Creek Rehabilitation Plan.

· Support the implementation of the Clifton Springs Coastal Management Plan.

· Investigate the establishment of a heritage trail and associated interpretation material including the Dell and historic springs area and other heritage places.

· Support the development and implementation of the Dell Heritage Landscape Plan.

· Encourage the use of water sensitive urban design measures, energy conservation and water conservation and reuse within all new residential and commercial development.  

· Support the recommendations of the Coastal Spaces Landscape Assessment Study, including the application of the Significant Landscape Overlay.


3.3.6
Rural Areas

The rural hinterland surrounding Drysdale Clifton Springs is a key component to its landscape setting and character.

Designation of a well planned and clear urban settlement boundary will enure that rural land is protected from the ad-hoc conversion to residential activity.  Future urban growth is unlikely to extend along the coast and is limited to inland or infill areas.

Therefore peripheral urban location should not be further fragmented or compromised. Rezoning rural areas to Rural Living should be resisted until a future review of the structure plan is completed and Council is able to determine growth activity and any future urban growth areas, without the hindrance of rural living development.   
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For areas outside the Settlement Boundaries, other than those of high environmental and/or landscape significance, opportunities exist for small scale farm base tourism activities such as B&B’s, group accommodation, food and wine production.  Suitability of non-farming activities will depend on issues such as current policy and zoning requirements, environmental impacts and impacts on existing rural production. 

	Principles

· To ensure that the surrounding rural landscape and setting of Drysdale Clifton Springs is preserved.
· To ensure the land use and development within those areas currently zoned Farming do not jeopardise future expansion of the town.  


	Directions

· Retain the existing Rural Zones outside the settlement boundary, including no further expansion to the Rural Living Zone;

· Ensure land use activities within the Rural Zones retain an agricultural focus and preserve the rural, environmental and landscape qualities;

· Support the establishment of farm based tourism activities that retain an agricultural focus and preserve the rural, environmental and landscape qualities of the land.    


The above principles and directions for each of the key themes are summarised on the Structure Plan Map 2.
Map 2 - Structure Plan
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The rural setting of Drysdale Clifton Springs makes it an attractive place to live.





The commercial precinct in the Drysdale town centre.








Popular destinations for locals and tourists - The Dell reserve and boat harbour, Clifton Springs





 Existing sports and recreation facility, Jetty Road, Clifton Springs.











Griggs Creek  is in need of rehabilitation.





Rural hinterland, valued for its landscape qualities and potential for farm based tourism with an agricultural focus. 
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