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BARWON HEADS STRUCTURE PLAN SUMMARY   
 
1. Key directions (Appendix 1  – Figure 1 Structure Plan  p20) 
 

Urban growth  (pp8-11) 
 

�  Establish a settlement boundary in line with the western extent of the existing 
Residential 1 zone; 

�  Encourage residential infill and medium density housing. 
 

Settlement and housing (pp14-15)  
 
�  Encourage development respectful of the coastal and river setting of Barwon 

Heads, provide for sharing of views, building spacing and retention of 
vegetation with the application of a SLO to river frontage properties (Part B 
pp26-27, Part C86-87); 

�  Rezone land in Stephens Parade to LDRZ to limit further subdivision and MDH 
in this sensitive area (Part B pp24-25, Part C 88-89); 

�  Retain low scale character of town and support mix of housing types 
particularly around town centre. 

 

Natural environment (pp15-16) 
 

�  Support appropriate management and protection of Murtnaghurt Lagoon, the 
Bluff, coastal and river environments; 

�  Protect and enhance key vistas and viewlines. 
 

Economic Development (pp17-18) 
 

�  Encourage diverse mix of commercial, community, residential and 
accommodation uses and activities in Hitchcock Avenue with application of 
MUZ extending town centre to Ozone Road (Part B pp22-23, Part C pp83-85); 

�  Scale of new buildings in town centre to be commensurate with role and 
function of town centre and enhance coastal character with application of DDO 
(Part B pp 27-32, Part C pp83-85); 

�  Direct service business and industrial development to other locations outside 
Barwon Heads.  

 

Infrastructure (pp12-14)  
 

�  Improve traffic and parking functionality and access; 
�  Improve pedestrian and cycle environment and linkages and provide 

sustainable travel choices; 
�  Implement flood overlays. 

 

Rural (p18) 
 

�  Retain Rural zones outside settlement boundary; 
�  Protect and enhance areas of landscape, environmental and recreation value 

outside settlement boundary.   
�  Direct rural residential activity to designated nodes in municipality; 
�  Rezone Stage C Thirteenth Beach Golf Resort to appropriate rural zone 

applicable on Bellarine Peninsula.  
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FIGURE 1 

 



C158 City of Greater Geelong presentation – Introduction to Barwon Heads Structure Plan 

 3 

STRUCTURE PLAN DEVELOPMENT BACKGOUND  
 
2. The Barwon Heads Structure Plan 2007 represents a full review of the 1996 

Structure Plan (the current MSS reference document). 
  
3. The development of the Structure Plan was part of a major strategic program 

undertaken between 2006 – 2008 by Council to review or develop structure plans 
for all 8 townships on the Bellarine Peninsula in response to major population 
growth pressures and major changes in coastal planning policy. 

 
4.  The development of the Ocean Grove Structure Plan in 2006 established a 

Structure Plan model (Commendation PIA 2007 Planning Excellence Awards), 
since applied to new structure plans to ensure consistency in content and 
application.  

 The model identifies a Structure Plan as: 

A document that interprets the overall strategic directions provided by a higher 
level strategy plan.  It provides more detailed direction regarding the future 
planning and development of a more confined area, generally within a 
municipality, such as a township, activity centre or particular precinct etc.  It is 
likely to address many of the same themes and issues addressed in a strategy 
plan, but in a more detailed manner.  It normally has a stronger spatial 
emphasis, in that it provides direction regarding the pattern of land uses and 
activity in or around an area.  It is also likely to have a stronger physical 
emphasis, and provide general direction for the physical form of the planning 
area i.e. road layouts etc.  It may address built form issues, particularly in 
relation to private land, as well as addressing other environmental, social, 
economic and infrastructure issues, especially where they have a spatial 
perspective and identify measures or policy directions (i.e. form the basis of 
development contribution plans, development plans, zones and overlays etc.) 

 
The model draws on the Structure Planning for Activity Centres Practice No te 
distinction that such plans provide a framework which guides major changes to 
land use, built form and public spaces to achieve economic, social and 
environmental objectives for a centre.  

 
The model establishes: 

�  A project management process including project charter, risk analysis, 
stakeholder identification, communication strategy and a project methodology, 
staging, content and data collection requirements etc (shown overleaf). The 
level of data sought is generally commensurate with the role and function of a 
centre (high growth-low growth) and budgets/resources available; 

�  Format/Content – Part A Structure Plan (vision, key influences, principles and 
directions, Structure Plan map); Part B – Implementation Plan including 
application of zones/overlays, further strategic work and other actions and a 
review process; Part C Background – detailed strategic, demographic, 
environmental, infrastructure and land supply context.  
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5. This model was applied to the Ocean Grove Structure Plan and a range of 
structure plans produced ‘in house’ (Portarlington Structure Plan 2007, Indented 
Head Structure Plan 2007, St Leonards Structure Plan 2007 all since included in 
Amendment C129 MSS Review), Barwon Heads Structure Plan, Drysdale/Clifton 
Springs Structure Plan 2008 and Point Lonsdale Structure Plan 2008. Growth 
centre structure plans have typically sourced consultancy inputs for specialist 
elements – urban design, economic analysis and environmental inputs.  

 
The C129 Panel considered submissions in response to a number of these 
structure plans including the level of detail and analysis underpinning these plans 
and supported the implementation of this work largely as exhibited other than 
commentary relating to consistency of mapping techniques and terms, and around 
non-inclusion of the longer term identified growth areas within settlement 
boundaries.  
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DEVELOPMENT OF THE BARWON HEADS STRUCTURE PLAN  
 
6. The Structure Plan process (consistent with DSE Practice Note Implementing a 

Coastal Settlement Boundary ) involved: 

�  establishing the settlement vision  for the town; 

�  establishing the role and function  of the settlement in the broader strategic 
context; 

�  examining constraints ; 

�  examining demographic characteristics, lot supply  and opportunities for 
growth (if any) , and other community infrastructure needs in the context of 
NCB and the above elements.  

7. The development of the draft Structure Plan was informed via research and 
extensive discussions with identified key stakeholders including internal Council 
units, agencies (VicRoads, Barwon Water, Bellarine Community Health, Barwon 
Health, CCMA, GOT, Wauthaurong Aboriginal Cooperative, Barwon Coast CoM, 
Police and emergency services, state government (DPCD, DSE, DOI, DET, PV, 
HV, AAV), key land owners, Barwon Heads Association, Barwon Heads Traders 
and Tourism Assoc, and other community and environment groups). 

 
8. Structure Plan vision  (p7) 
 

The village character and the sensitive coastal, environmental and rural landscape 
setting of the town are important elements which are sought to be protected by the 
Structure Plan and reinforced in the Structure Plan vision (p7): 

In the year 2016 Barwon Heads will be a unique, sustainable, residential and 
environmental hub; a landlocked community surrounded by pristine river, coast 
and wetlands. An intimate community which supports all age groups and 
provides a place of belonging for residents and visitors alike; where human 
impact is managed to support the fragile natural surroundings by: 

�  Clearly defined limitations on urban development 
�  Protecting and nurturing natural surroundings by managing human footprint 
�  Supporting walking, cycling, fishing, sailing, surfing, swimming and 

generally enjoying what our coastal village has to offer in an 
environmentally sensitive way. 

 
The Structure Plan sets out to have the town become a ‘sustainable village’ where 
protection of sensitive environmental features and walking/cycling are part of 
everyday life. 
 

9. The Structure Plan vision was derived from the Bellarine Peninsula Strategic 
Plan 2006 – 2016 (pp59-60) – Township Summary Appendix 2 . The BPSP is 
essentially a community plan which is used by Council to guide and inform broader 
land use planning directions and community infrastructure and service provision.  

 
The project process involved developed community visions for all townships on the 
Bellarine supported by population profiles and land supply analysis, individual 
action plans and social service plans for each township. The BH vision was 
developed after significant community input through community workshops, town 
meetings and surveys. 
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10. The town vision included in the Barwon Heads Urban Design Framework 2003  
(pp7, 54) is also referenced in the Structure Plan as a supporting vision which 
seeks to capture the character of the town as a place defined by its ‘natural 
landscape’ and ‘special character’, as an ‘island’ of ‘informal qualities’ ‘nestled into 
the coastal vegetation’ and ‘sensitive interface with the ocean, wetlands, river and 
rural land’.  

The UDF:  

�  was developed under the Pride of Place program by Plansisphere to provide 
guidance around the public realm i.e urban design, landscapes, streetscape 
planting and treatment concepts (Hitchcock Avenue); 

�  was supported by a landscape analysis; 

�  involved considerable community consultation inputs; 

�  underpins much of the Structure Plan strategic and implementation directions 
around Stephens Parade, Hitchcock Avenue, proposed SLO/DDO’s; 

�  was adopted by Council in November 2003.  

11. Settlement role  (p7) 

The Structure Plan identifies that the town performs as a commuter residential area 
of Geelong and a holiday destination. The town is not a growth location or centre 
for extensive commercial or industrial activity. The town will be reliant on Ocean 
Grove and other centres for higher order goods and services. 

For the purposes of the Structure Plan’s development over 2006-07, the settlement 
role and broader planning principles for coastal settlements growth were 
established by a range of state and local strategies: 

12. Coastal Spaces Recommendations 2006 (pp44-45) referenced the then draft 
Coastal Settlement Frameworks for ‘Role and Function’ and ‘Spatial Growth 
Management’ and recommended the need to establish clear direction around the 
regional role and function of settlements and how growth expectations could be 
managed in order to recognise the attractive qualities of the coastlines discrete 
settlements with individual character and appeal, separated by natural breaks 
(p11). The Framework nominated Barwon Heads as having a ‘Village’ role with 
‘Low Spatial Growth Capacity: Growth contained within existing urban or 
appropriately through infill capacity and renewal within defined settlement 
boundaries’.   

13. The draft Victorian Coastal Strategy 2007  released for comment in October 2007 
reaffirmed the settlement framework identified in the Coastal Spaces 
recommendations.  

14. Urban Growth Strategy 1996 , Perrott Lyon Mathieson for CoGG (p56) developed 
to provide a growth strategy to 2020 and ensure a strategic supply of zoned land 
for the municipality as a whole.  

Methodology and principles included: 

�  Need to set limits on physical expansion of coastal settlements to achieve the 
following planning gains: 

�  Protection of township identity and size; 

�  Manage growth sustainably; 
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�  Recognise amenity of Bellarine Peninsula and townships as tourism assets; 

�  Encouragement of a sustainable social fabric in terms of service provision 
and ‘sense of community’.   

�  Optimum township size should be made in context of role of each settlement, 
attitudes of community, reality of population growth and physical constraints 
particular to each municipality.  

�  Identify natural boundaries to each settlement and growth opportunities 
presented in context of identified planning gains. 

Based on broad analysis growth capacity (in excess of 2020) identified key 
strategic growth areas identified at: 

�  Urban Geelong edge - Lovely Banks, Waurn Ponds, Wandana Heights; 

�  Greenfields urban growth – Armstrong Creek  

�  Townships – Lara, Leopold, Drysdale-Clifton Springs and Ocean Grove.  

15. The UGS essentially underpins current settlement MSS planning strategy at 
Clause 21.07 Framework Plan and Clause 21.08 Urban Growth , (and the C129 
MSS review urban growth clause 21.06 Housing and Settlement  on exhibition 
before SP adoption) by: 

�  directing growth to identified growth areas, protecting non-urban breaks, 
managing growth in townships in accordance with existing structure plans and 
encouraging urban consolidation; 

�  subsequent rezoning of Ocean Grove NE growth area, Jetty Road (DCS) 
growth area, application of UGZ to ACUGA and various rezonings at Waurn 
Ponds, Leopold and Lara, many of which were well progressed during 
development of the Structure Plan.  

In the context of this policy and strategy Barwon Heads does not have a growth 
role and is low down on the settlement hierarchy, positioned between the major 
growth areas of Ocean Grove and Armstrong Creek. 

16. Barwon Heads Structure Plan 1996,  CoGG (p52) proposed no change to the 
long held policy position (Directions: Geelong Region Development Strategy 1988-
1998, GRC) that Barwon Heads had not been designated as a coastal growth 
centre for the region and that westward growth would be contrary to the urban 
growth strategy and that growth beyond existing infill opportunities identified would 
diminish the sense of community (p21). The Plan reinforced the towns role as a 
seaside resort and commute suburb possessing few major facilities and with no 
role in providing services (other than tourism) to a wider community (p7). 
Underpins MSS directions at Clause 21.35 Barwon Heads .  

17. The Retail Strategy 2006  identifies the existing shopping centre as a ‘Town 
centre’ within the retail centre hierarchy ‘which provides weekly grocery shopping 
facilities based around a supermarket tenant, as well as providing a broader town 
centre role as a focus of non-retail and community facilities and, in some instances, 
a lower-order comparison role’ (p32). 
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18.  The BPSP Community Service Plan  acknowledges that the town has a small 
community relative to other communities on the Bellarine with future facilities and 
services for a modest population growth being catered for by modest changes to 
service access, additional programs and flexible use of existing spaces and 
facilities i.e and extended hours for child and maternal health, using a range of 
existing centrally located facilities for delivery of community/family services, 
improved linkages between early years services, OG neighbourhood centre 
programs delivered at Barwon Heads Hall, youth services and facilities including 
skate park (since constructed).  

 
19.  Constraints  

The townships setting on the coast and Barwon River estuary gives rise to a 
number of significant landscape and environmental characteristics and potential 
constraints. 

20. Informed by an analysis of environmental and landscape strategies: 

�  Central West Victorian Region CAP 2003 
�  Central West Estuaries CAP 2005 
�  Barwon Bluff Marine Sanctuary Draft Management Plan  2006 
�  RAMSAR Convention of Wetlands 
�  Port Phillip Bay (Western Shoreline) & Bellarine Pe ninsula Ramsar Site 

Strategic Management Plan  
�  Barwon Coast Coastal Management Plan 1999 (and draf t 2006) 
�  Barwon River Land use and Open Space Corridor Plan 2003 
�  Stormwater Management Plan 2003 CoGG 
�  Barwon Heads Drainage Flood Management Plan 2005 
�  Coastal Spaces Landscape Assessment Study 2006 
�  Landscape Setting Types for Victorian Coast 1998 
�  Barwon Heads Urban Design Framework 2003  

These matters are discussed and identified in the Structure Plan (pp44-52, 77, 79) 
and in Appendix 3 Environmental and Landscape features  Map 10 – note error 
and UDF Site Analysis map ). 

Which identify: 

�  Thirtheenth Beach and associated dune system (p49, 77) – prone to erosion 
and inland impacts of development on dunes, cultural heritage values;  

�  The Bluff (p48-49, 77) – prone to erosion and environmental damage, impacts 
on cultural heritage values; 

�  Barwon River Estuary (p48-49,77) – very high flora and habitat values, prone to 
development impacts on mangrove shrub land and Moonah woodland, bank 
erosion, flooding and spring tide activity, cultural heritage values; 

�  Lake Connewarre including State Game Reserve, Murtnaghurt Lagoon and 
associated channel (RAMSAR listed) p77 – prone to impacts on cultural 
heritage values, visual, vegetation and environmental values from catchment 
activity (hydrological and water quality changes) – urban runoff/drainage, 
incursion by urban development; 

�  Drainage and flooding issues associated with number of low lying depressions 
and generally low lying nature of the town (1.0m AHD – 17.0m AHD) - part of 
town historically located within river floodplain and protected in part by levee 
bank constructed in 1950’s. 



C158 City of Greater Geelong presentation – Introduction to Barwon Heads Structure Plan 

 9 

As a result the town experiences significant drainage problems and inundation 
in storm events requiring significant mitigation programs and planning controls 
(SBO, LSIO) to be implemented and new development impacts to be 
considered - Barwon Heads Drainage Flood Management Plan 2005  (pp 51-
52,107-108); 

�  Significant and important view lines;   

�  The high conservation values and flat open landscape has a low capacity for 
visual absorption; 

Coastal Acid Sulphate Soils not specifically discussed in Structure Plan (prior to 
Victorian CASS Strategy) although officers did avail themselves of DPI CASS 
Hazard mapping of probable estimated extent – not considered a significant factor 
given low growth focus.  

21.  Broader coastal planning principles: 

�  Victorian Coastal Strategy 2002 
�  Coastal Spaces 2006 

Summarised as: 

�  Protecting scenic, cultural, landscape values and sensitive areas; 

�  Establishing a hierarchy of coastal planning and management principles – 
protection of significant features; ensuring sustainable use of coastal 
resources; providing future direction by integrated planning; and facilitating 
suitable development within modified and resilient environments;  

�  Maintain undeveloped (non-urban) character of areas between settlements and 
avoid proliferation of development outside settlements; 

�  Direct development away from sensitive areas to existing settlements; 

�  Appropriate coastal development is that which enhances protection and 
rehabilitation of the natural environment and biodiversity, results in increased 
public benefit (social, economic and environmental) over the long term;  

�  Consideration of climate change impacts and application of the precautionary 
principle and locating development away from low lying areas.  

22. Focus on environmental management: 

�  Biodiversity Strategy 2003  (C129) 
�  Environment Management Strategy  2006-2011(C129) 

Reinforcing: 

�  Commitment to protecting and enhancing wetlands and coastal environments 
particularly Ramsar sites; 

�  Directing growth to designated growth areas.   
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23. Land supply and growth opportunities  
 
Township snapshot: 

 
  2009 estimates* Structure Plan ref 
Estimated population June 2007 3,077                3,275  Pt C p90 
Peak overnight population 2006 10,531            10,600 Pt C p91 
Dwelling numbers 2001 1,645                1981 Pt C p92 
Dwelling vacancy 2001 35.7%               38% Pt C p92 
Household size 2001 2.46 persons       2.5 persons Pt C p92 
Population 60 years plus (2001) 19.3%                18.5% Pt C p91 
Growth rate 2001 1.94%                  3.0% Pt C p95 
Estimated lot capacity 2007  215  Pt C p119-122 
Av Building permits/year  42.5  Pt C p121-122 
Years lot supply (2007) 5.06  Pt C p119-122 

* Source: Australian Bureau of Statistics – 2006 Census of Population and Housing, Geelong 
Population Forecast (Forecast.id), Geelong Economic Indicators Bulletin. 

24. Based on the Structure Plan estimates raw lot supply is likely to be taken up within 
the next few years with population stabilizing around 3600-3800 although this is 
still likely to fluctuate as existing older housing stock is redeveloped, medium 
density housing is encouraged within walking distance of the town centre and 
dwelling occupancy rates increase over time. It should be noted that the 2016 
forecast population in the BPSP of 4217 was a simple projection of ABS population 
growth rates rather than an analysis of supply or a nominated population target. 

25. Based on discussions with providers existing services and facilities (pp96-99, 
map12 p97) were considered adequate for this population level or have capacity to 
accommodate changing needs at existing locations, although the town will continue 
to rely on higher order settlements such as Ocean Grove for other services and 
facilities including retailing, medical, police, secondary schooling etc.  

26. In the context of land supply a number of opportunities for additional land to the 
west of the town were examined and information sought from and/or provided from 
a number of landowners to enable a balanced consideration (pp122-126).  

These include: 

�  1920 Barwon Heads Road (Macafee land) ; 

�  122-138 Taits Road .  

27. Proposal at 1920 Barwon Heads Road involved rezoning of 23.5ha of a 36ha 
parcel between existing town boundary-urban edge and Murtnaghurt Lagoon to 
residential to provide up to 240 dwellings with balance of land provided for a range 
of open space uses. The Structure Plan at pp123-125 includes a site concept plan 
and discusses the relevant merits of the site and proposal as identified by the 
proponent including a range of community facilities (over 26ha of golf course and 
public open space, kindergarten/pre-school, community health centre, primary 
school expansion and nursing home).   

28. While no formal application for rezoning was before Council for 122-138 Taits 
Road (19.6ha) owner interest in rezoning this site (with potential to create up to 
200 lots) was received during document preparation.  
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29. Both sites had the potential to provide an additional 10 years lot supply and approx 
1100 additional residents (33% increase on 2007 population). Between the 
Murtnaghurt channel and western town edge north of Barwon Heads Road there 
are another 2 larger sites – 137 Taits Road (18.4ha) and 1941-1949 Barwon 
Heads Road (20.6ha) which are not factored in. 

30. In relation to the proposition to extend the settlement boundary to the west, the 
Structure Plan (p9) concluded that ‘Fundamentally it is not the physical capability of 
the land ...but the lack of strategic imperative for Barwon Heads to subject to 
further growth..’ This in turn was based on the settlement expansion proposition 
being considered to be (refer discussion at pp8-11, 128-133): 

�  contrary to State and Local settlement, growth and coastal planning principles 
and policies; 

�  contrary to the precautionary principles including potential climate change 
impacts; 

�  likely to irrevocably erode the village atmosphere; 

�  difficult to integrate into the existing settlement (including any new or relocated 
community facilities provided/offered); 

�  likely to impact upon the wetland environmental values; 

�  unlikely to be limited to a single site; 

�  on balance proposals do not deliver NCB in the context of facilities of actual 
required facilities and open space (based on advice from CoGG, DET, BCH, 
BH p133).    

In addition to the strategies referred to above this position was also arrived at in 
consideration of the following:  

31. Barwon Heads Urban Design Framework 2003 (pp128-129) 

One of the key recommendations of the UDF (p6 and pp13-16 Vol 1) was the 
designation of the existing western extent of the town as the settlement boundary 
so as to: 

�  Maintain and strengthen the valued character of the town as an ‘island’ with a 
strong connection to the natural and rural landscape surrounds; 

�  Retention of the landscape character between the town and Thirteenth Beach 
resort - Protect and maintain open rural and wetland views at Geelong Road 
entry and present residential sprawl; 

�  Protect environmentally fragile and Ramsar listed Murtnaghurt Lagoon and 
associated wetlands areas - detailed study of Murtnaghurt lagoon and 
associated wetlands to west of town recommended to review extent of current 
ESO2. This work is currently being conducted by Council’s Environment Unit;  

�  Recognise the strongly held community view as to town extent based on a 
desire to protect the environmental and landscape qualities, protect sensitive 
areas from the effects of development, avoid ‘spillage’ that would clutter the 
landscape and spoil the integrity of the edge. 

�  Retain the Rural zone at the western edge. 
 
The UDF themes of landscape setting, journey and arrival, edges and interfaces is 
discussed in greater detail in Vol 2 pp56-59.  
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32. DSE Practice Note Implementing a Coastal Township B oundary 2006 - This 
Practice Note was developed in the context of the Victorian Coastal Strategy 2002 
recommendations to encourage the establishment of settlement boundaries in 
planning schemes to guide the extent of use and development in coastal 
settlements.  

The Practice Note identifies a number of positive outcomes of establishing 
settlement boundaries in coastal areas including encouraging more compact and 
efficient urban forms and containing outward growth and safeguarding 
conservation areas and coastal landscapes which were considered consistent with 
the Barwon Heads township setting and vision.  

Any review of settlement boundaries is to ensure adequate recognition and 
consideration of the Victorian Coastal Strategy including an analysis of the 
hierarchy of principles for coastal planning and management and consistency with 
the Strategy’s objectives. 

The Practice Note advocates considering the supply/demand of land within a 10 
year planning opportunities for future growth (if any). In the development of the 
plan it was considered that this provision: 

�  Should be read in the context of the settlement vision and the role and function 
of the settlement elements of the Note and largely determined by these 
elements; 

�  Requires consideration of demand and supply of land – after existing lot supply 
is exhausted there is essentially only one option for town growth to the west 
albeit on 2 or 3 larger sites. These options have been examined, described and 
assessed primarily in the context of the vision/settlement role and policy and to 
an important but lesser extent landscape/environmental issues. The conclusion 
that within the 10 – 15 year horizon of the Structure Plan land supply will be 
exhausted is not inconsistent with planned/anticipated outcomes for other 
smaller centres in the region; 

�  Does not require provision for a 10 year lot supply or growth options for each 
and every settlement – hence the language used around growth – ‘(if any)’. 
Growth and lot supply must be considered in a state and regional policy and 
land supply context i.e Urban Growth Strategy, VCS;   

�  Does not advocate for the continued expansion of settlements to achieve a 
continuous 10 year lot supply – this would be counter to proper and sustainable 
planning principles, policies and practice; 

�  To undertake a structure plan review which may ultimately affirm a previous 
position is entirely reasonable – this review has identified a range of 
opportunities to improve existing controls and centre functionality. The next 
review is likely to be undertaken in a different strategic context of responding to 
sea level rise by adaptation and potential retreat. 

The Structure Plan western boundary mapping is consistent with the Practice Note 
suggestion to utilise a cadastral feature such as a lot boundary, waterway, road 
(‘Port Gumnut’ example includes all 3) without nominating a preference.    
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33. DSE correspondence  1/6/07 (Appendix 4 ) suggests that further westward 
expansion of township:  

�  Counter to coastal and urban growth policies (Coastal Spaces Report 2006 
including Settlement Framework referred to). 

�  Counter to application of the precautionary principle in the context of low lying 
topography and sea level rise projections; 

�  Likely to increase impacts on/conflict with the management and use of 
Murtnaghurt Lagoon (including that part within State Game Reserve) including 
threats from weed and pest animal invasion, changes to water quality;   

�  Erosion of the important break between town and Thirteenth Beach Resort 
(importance of break recognised by C54 panel) which would serve to 
progressively incorporate this stand alone development into the township.  

 
Advice also makes comment on the Stephens Parade subdivision describing it as 
‘anachronistic’ in context of planning policy and environmental management 
framework – no sewer, road on foreshore reserve – should rezone to distinguish 
from conventional subdivision, protect landscape from further development.  

 
34. Thirteenth Beach  directions informed by strategies as identified above as well as: 
 

�  C54 Panel report/Minister for Planning’s advice 
�  Rural Land Use Strategy 2007 

 
35. C54 panel report/Minister for Planning’s advice (pp 8 - 9, 126-127) Appendix 5 
 

Amendment C54 dealt with ‘Stage B’ of the Thirteenth Beach resort to the west of 
the town and the approval of an amended Comprehensive Development Plan and 
schedule to the CDZ. Panel made specific references to issues associated with the 
future development of ‘Stage C’ or ‘land east of Lings Road’ and that the new 
incorporated Development Plan identify the role use and development of this 
parcel indicating that “the retention of the break between Barwon Heads and Lings 
Road is a key strategic direction in the Planning Scheme”.  

 
The approved Development Plan and DPO schedule included directions around 
limiting the extent of site use and development and ensuring site activity reinforces 
the non-urban break between the township and resort. The Ministers approval 
included advice supporting the strict limitations placed on Stage C and urging 
Council to reflect this outcome in the new Barwon Heads Structure Plan.   
 

36. Rural Land Use Strategy 2007 sought to recognise the values of the open farmed 
rural landscape and coastal views provided on the Bellarine Peninsula by applying 
the RCZ to all FZ land. Given the RLUS had not been considered by C129 panel 
the Structure Plan recommended in the context of Minister’s advice/C54 Panel 
findings to apply the ‘appropriate rural zone’ to preserve the rural break between 
the town and existing resort, recognise the sensitive interface with RAMSAR 
wetlands and provide for uses compatible to this rural setting. 
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37. Other key directions : 

The key planning directions in the Structure plan other than settlement boundary 
relate to landscape and design overlays, MUZ treatment for town centre edge and 
Stephens Parade rezoning.  These directions were in part informed by the UDF 
(Framework Map appendix 6 ).  

38.  The application of a Significant Landscape Overlay  was based on: 

Barwon River land Use and Open Space Corridor Plan 2003 (Barwon Heads 
Plan Appendix 7 ) which sought to apply a SLO on freehold land adjoining the river 
to protect the important viewsheds (from the river).  

The strong visual relationship between these sites (given relative flatness and open 
vegetation character) and river from a range of vantage points with a significant 
increase in building height and density having potential to impact on natural 
character of estuary. Suggested design responses identified around height (7.5m) 
and setbacks to encourage landscaping. It was considered that these objectives 
were consistent with the broader landscape outcomes identified in the VCS and 
Coastal Spaces recommendations.  

The Structure Plan (pp26-27 and p86-87) identifies the rationale and design criteria 
or objectives for a new SLO to be applied (replacing the existing DDO14 on 
affected properties) which are reflected in the exhibited control triggered by 
buildings and works not meeting a performance base (i.e exceed 7.5m, side and 
front setbacks, involve vegetation removal).   

39. Stephens Parade  (pp88-89) is an isolated residential precinct in a sensitive 
coastal setting, on a secondary dune system with significant coastal dune scrub 
vegetation (Ti Tree, Moonah etc). The subdivision comprises typically large 
dwellings generally nestled into a vegetative setting on large lots which are 
unsewered.  The area is covered by SLO8 and ESO1 which require permits for 
vegetation removal and buildings over a nominated height and site coverage; all 
buildings and works and subdivision respectively. The area has been subject to a 
number of subdivision and medium density housing proposals.  
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The Structure Plan rather than seek additional controls proposes that the LDRZ 
has a better match in terms of zone purpose for a larger lot, unsewered area than 
the current R1 zone.   

40. Town centre and DDO 

The directions for the town centre and proposed DDO are largely derived from the 
UDF. The application of a MUZ over peripheral residential areas to Ozone Street 
was identified so as to: 

�  Provide a vibrant town centre with primary retailing activities focused within the 
B1Z; 

�  Provide for a supportive a mix of activities which provide for continuous activity 
and reinforces the centre as the focal point for the local community and 
respond to tourism opportunities (i.e entertainment, leisure, community, 
residential – shop top housing, tourist accommodation); 

�  Reflect the existing mixed use character of the area and provide a clear edge; 

�  Provide flexibility not available in the R1 (in terms of use mix) or B1 zone (in 
terms of accommodation at ground level).    

The DDO (as drafted and discussed in the UDF) was proposed so that 
development in the precinct responds to and reinforces the special qualities of the 
centre and its coastal setting by: 

�  Encouraging high standard of contemporary expression which responds to the 
‘casual, unpolished and beachy qualities’; 

�  Retaining the scale and grain - retain traditional linear grid/rectangular lot 
arrangements; 

�  Protecting views and vista’s; 

�  Responding to older buildings and landmarks; 

�  Ensuring buildings address the street and provide social interaction and 
interest; 

�  Allowing for creative departures to traditional setbacks; 

�  Respond with appropriate materials, colours and finishes; 

�  Avoiding dominating signage; 

�  Demonstrating good ESD principles.   

The DDO identified in the Structure Plan reflects the UDF version with some subtle 
refinements designating design objectives and responses to specific streetscape 
elements. Similar models have been used for Portarlington and St Leonards 
(C129). 

It is noted that the Hitchcock Avenue streetscape works were based on a change 
in road status with the main road (VicRoads management) designation and 
function moving from Hitchcock Avenue to Bridge and Golf Links Roads.   
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RELEASE OF DRAFT STRUCTURE PLAN FOR COMMUNITY COMME NT 

41. Council on 24th July 2007 considered a report to release a draft Structure Plan 
(Appendix 8 ). The report presented to Council was generally similar to that in the 
final Structure Plan in content including the location of the settlement boundary. 
Council’s resolution however sought to amend the draft document for exhibition by 
extending the settlement boundary to include land at 1900 – 1920 Barwon Heads 
Road (the 51ha Macafee site) and outline broad parameters for land development 
consistent with a concept plan.  

 
42. The decision to include the subject land was primarily to provide an opportunity for 

the community to make comment on the Macafee proposal in the context of a 
concept plan and development parameters.  

 
43. Position reinforced in writing from Ward Cr Peter McMullin in an open letter to 

residents (7/9/07) Appendix 9 :  

The draft Plan does provide a direction for urban expansion on the south 
side of Barwon Heads Road, however no commitment has been made 
regarding any possible expansion of the western boundary. The purpose 
for including the land as an area of possible expansion was to ensure that 
the issue was considered and debated by the community.   

 
44. Draft Structure Plan made available for public comment between 20th August and 

15th October 2007. 

45. The document was available on Council’s web site, for view at customer service 
centres in Geelong and Ocean Grove, the Barwon Heads Primary School/library, 
Barwon Heads pharmacy and Caravan Park. CD Roms copies of the Plan were 
made available free of charge at these venues. The document was widely 
promoted through local media (3 media releases, adds in local newspapers). 
Notices were sent to landowners in Hitchcock Avenue and Stephens Parade and a 
range of key stakeholders.  

46. During the comment period 2 local community information sessions were run from 
the Barwon Heads Community Hall (1st September 2007 and 25th September 2007 
during school holidays) with several hundred residents attending.  

 
SUBMISSIONS 

47. A total of 873 submissions were received to the draft structure plan. 

48. Of these submissions 771 opposed the further extension of the settlement 
boundary beyond the existing zoned extent (i.e to include the Macafee land) and 
82 submissions favoured extending the settlement boundary to the west to include 
the Macafee land.   

49. The key points raised by submitters opposed to the settlement boundary extension 
included: 

�  Impacts on Ramsar wetlands including Murtnaghurt Lagoon and other 
environmental values; 

�  Inconsistency with state and local planning policies for growth and the coast; 
�  Erosion of green belt – coastal setting; 
�  Loss of village atmosphere/sense of community; 
�  Precedent for further expansion. 
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50. 2 submissions made seeking extension of the western boundary to include land at 
1943 Barwon Heads Road and 137 Taits Road.  

51. A submission was also made on behalf of Thirteenth Beach Resort opposing the 
rezoning of land east of Lings Road to Rural Conservation.  

52. A range of other submissions were made primarily in relation to traffic and parking. 
General support for the zone changes to Stephens Parade, Hitchcock Avenue and 
SLO and DDO overlays.  

STRUCTURE PLAN ADOPTION  

53. Council considered the submissions to the draft Structure Plan at its meeting of the 
11 December 2007 (Appendix 10 ). Council adopted the Structure Plan subject to 
a number of changes including: 

�  Confirming the location of the western settlement boundary as aligning with the 
existing Residential 1 zone extent (i.e excluding Macafee land) and making 
document and mapping changes accordingly (refer table below).  

�  Identifying a further traffic and parking plan be undertaken for town centre 
(currently well advanced); 

�  Commentary in relation to the Barwon Heads bridge approaches, significance 
of caravan parks to local tourism, reinforcing commentary around parking 
options, correcting maps (i.e include full extent of Murtnaghurt wetlands in the 
Environmental features map).  

Key differences from adopted structure plan in relation to urban growth: 
 

Draft Structure Plan  Adopted Structure Plan  
pp8-11, 3.3.1 ‘urban growth’-  support for 
rezoning 1900-1920 Barwon Heads Road 
based on NCB, including concept plans.  
 
pp15, 3.3.3 ‘Settlement and Housing’ – ref 
to lot supply contribution of 1900-1920 
Barwon Heads Road.  
 
p22 ‘Implementation Plan’ – rezone 1900 -
1920 Barwon Heads Road to R1/PPRZ 
 
p23 ‘Rezoning Recommendations’ – 
Development principles inc S173, S96A 
process, ref to potential approvals – EPBC, 
EEA 
 
pp126-130 ‘Residential lot supply’ – 
discussion on 1900-1920 Barwon Heads 
Road potential with concept plan, Taits 
Road and Thirteenth Beach.  
 
 
pp131-136 7.3.2 ‘Analysis of Proposed 
Future Development’ 
 

pp8-11 outline reasons for no westward 
expansion of settlement boundary, no 
concept plan. 
 
pp15, 3.3.3 – no reference to 1900-1920 
Barwon Heads Road. 
 
 
p21 ‘Implementation Plan’ – no ref to 
1900-1920 Barwon Heads Road 
 
p22 ‘Rezoning Recommendations’ - – no 
ref to 1900-1920 Barwon Heads Road 
 
 
 
pp123-127 ‘Residential lot supply’ – No 
change other than reference to Barwon 
water advice that no capacity to service 
expanded settlement with water or sewer 
without major upgrade. 
 
pp128-133 7.3.2 ‘Analysis of Proposed 
Future Development’ – additional 
commentary around: 
�  vision - ref to UDF principles; 
�  constraints - ref to Landscape setting 

types for Victorian Coast 1998 and 
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specific commentary re Barwon 
Heads; 

�  land supply – delete ref to VCS 
design responses that Macafee 
concept addresses;  

�  NCB – additional commentary from 
Council units advising that facilities 
offered in proposal (new community 
centre, kindergarten, MCH centre, 
open space) not required or sought. 

 
 
 


