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Vision Statement 

 
 
 
 
 
  
 

From its flowing hills to its wild unspoiled coastlines, 

the Bass Coast is a source of celebration for all who 

live in and visit the region. 
 

Our townships are vibrant, rich with culture and full of 

life, each with its own distinct character. Drawing on 

our creativity, innovation and resilience we’ve created 

a thriving and diverse economy that supports 

sustainable agriculture and industry. 
 

We live proudly on Bunurong Country, and build  

on learnings from our First Peoples and their 

knowledge. We coexist in harmony with our 

environment, and are prepared for future challenges 

and changes. 
 

We are the people of the Bass Coast. Experience our 

cultures and history, and contribute to our story. 
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Notice of Meeting 

Notice is hereby given that the next Council Meeting of the Bass Coast Shire Council 

will be held virtually on 17 August 2022 at 1.00pm 

 

 

 Date of Notice - 11 August 2022 
 Ali Wastie 
 CEO 

 

Agenda 

Livestreaming 

In accordance with the Bass Coast Shire Council Meeting Livestreaming Policy 2020 

adopted 15 April 2020 this Meeting will be livestreamed and the video and audio 

recording of the Meeting will be made publicly available for viewing on Council’s 

webpage. 

Mobile Telephone Reminder  

Please turn off all mobile telephones or in the case of an emergency, please advise the 

Chair and switch to silent mode. 

Statement of Acknowledgement 

Bass Coast Shire Council acknowledge the Bunurong as the Traditional Owners and 

Custodians of the lands and waters, and pays respect to their Elders past, present and 

emerging, for they hold the memories, the traditions, the culture and Lore. 

Bass Coast Shire Council celebrates the opportunity to embrace and empower the 

Aboriginal and/or Torres Strait Island Communities in their diversity.  

Bass Coast Shire Council will create opportunities for future recognition and 

respectful partnerships that will honour the Traditional Owners and Custodians, and 

Aboriginal and/or Torres Strait Islander Peoples. 

Councillor Statement 

All members of this Council pledge to the Bass Coast Shire community to consider 

every item listed on this agenda: 

 Based on the individual merits of each item; 

 Without bias or prejudice by maintaining an open mind; and 

 Disregarding Councillors’ personal interests so as to avoid any conflict with 

our public duty. 

Any Councillor having a conflict of interest in an item will make a proper, prior 

disclosure to the meeting and will not participate in the debate or vote on the issue. 
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A Present and Apologies 



Council Meeting - 17 August 2022 Bass Coast 

Shire Council 

 

Page 6 

B Declarations of Interest 
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C Confirmation of Minutes  

C.1 Council Meeting held on 20 July 2022 

 

 

Recommendation 

That the minutes of the Council Meeting held on 20 July 2022 be 

confirmed. 
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D Public Question Time 

The virtual forum will not provide the opportunity for submitters to ask their 

questions directly.  Questions must be submitted in writing prior to the Meeting 

and questions and responses will be published in the minutes. 

 

Please note: 

Questions relating to an item in the agenda will be provided with the following 

response 

 Councillors will consider and debate all aspects and implications of this 

issue as part of Council’s agenda.   

 

 

Governance Rules 

Part C – Meetings Procedure 

Division 8 – Public Question Time 

54. Question Time 

54.1 Public question time must be held at each Council meeting 

fixed under Rule 9 to enable members of the public to 

submit questions to Council. 

54.2 Sub-Rule 54.11 does not apply during any period when 

a meeting is closed to members of the public in 

accordance with section 66(2) of the Act. 

54.3 Questions submitted to Council must be: 

54.3.1 in writing, state the name and address of the 

person submitting the question and generally be 

in a form approved or permitted by Council; and 

54.3.2 be lodged 48 hours prior to the Council meeting. 

54.4 No person may submit more than two questions at anyone meeting. 

54.5 The Chair or a member of Council staff nominated by 

the Chair may read a question and response at the 

meeting which has been submitted in accordance with 

this Rule. Not all questions are required to be read at 

the meeting. 

54.6 A question may be disallowed by the Chair if the Chair determines that 

it: 

54.6.1 relates to a matter outside the duties, functions and powers of 

Council. 

54.6.2 is defamatory, indecent, abusive, offensive, 

irrelevant, trivial or objectionable in language or 

substance. 
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54.6.3 deals with a subject matter already answered. 

54.6.4 is aimed at embarrassing a Councillor or a member of Council 
staff. 

54.6.5 relates to personnel matters. 

54.6.6 relates to the personal hardship of any resident or ratepayer. 

54.6.7 relates to confidential information as defined in Section 3 of the 

Act 

54.6.8 relates to matters affecting the security of Council property; or 

54.6.9 relates to any other matter which Council 

considers would prejudice Council or any person. 

54.7 Any question which has been disallowed by the Chair 

will not be read at the meeting. 

54.8 Any question which has been disallowed by the Chair 

must be made available to Councillors. 

54.9 All questions and answers must be as brief as possible, 

and no discussion may be allowed other than by 

Councillors for the purposes of clarification. 

54.10 Questions must be limited to 50 words inclusive of any 

preamble and additional information. 

54.11 Like questions may be grouped together and a single answer provided. 

54.12 The Chair may nominate a Councillor or the Chief 

Executive Officer to respond to a question. 

54.13 A Councillor or the Chief Executive Officer may require a 

question to be put on notice. If a question is put on notice, 

a written copy of the answer will be sent to the person 

who asked the question. 

54.14 A Councillor or the Chief Executive Officer may advise 

Council that it is their opinion that the reply to a question 

should be given in a meeting closed to members of the 

public. The Councillor or Chief Executive Officer (as the 

case may be) must briefly state the reason why the reply 

should be so given and, unless Council resolves to the 
contrary, the reply to such question must be so given. 
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E Petitions, Joint Letters, Deputations and Correspondence  
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  Notices of Motion 
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F Notices of Motion 

F.1 248/22 Contracts for Service (Including Consultants and Contractors), Cr 

Les Larke 

         
 

I, Cr Les Larke, hereby give notice that I intend to move a motion at the Council Meeting 

on 17 August 2022, which reads as follows: 

CONTRACTS FOR SERVICE (INCLUDING CONSULTANTS AND 

CONTRACTORS) 

Motion 

That Council at the Council Meeting following approval by Council of 

Councils Annual Report and Financial Statements for the year ended 30 

June 2023: 

1. Provides supporting data for the year ended 30 June 2022 in relation 

to contracts for service, including:  

Name of Contract 

for Service 

Provider/Supplier 

Project/Service 

description 

Current 

Project/Service 

status 

$Value 

    

Total $Value $ 

2. Advise how the Total $Value shown above, is categorised in the 

Financial Statements for the year ended 30 June 2022, as follows: 

Materials and services $Value 

Other (provide details by line item (whether treated as capital or 

expensed) 

$Value 

Total $Value $ 

 

Background by Councillor 

Nil 
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Officers Comments 

Resources to prepare these detailed reports, which far exceed minimum reporting 

requirements and are not industry standard, have not been included in the 2022/23 

operating budget and additional resourcing would be required to meet the objectives 

of this Notice of Motion.   

Council currently provides a quarterly report that includes a detailed list of projects, 

project status and a comparison of actual expenditure with budgeted expenditure. In 

response to feedback from the community, a quarterly report for the year end fourth 

quarter is now being presented and this commenced in 2021. It is common for 

multiple contractors or consultants to be used on a project and this would add 

complexity to the requested reporting.   

Council prepares its financial statements in accordance with Australian Accounting 

Standards and these are subject to external audit each year, with oversight from the 

Audit and Risk committee.  These include information on materials and services for 

operating expenditure, which is typically in the order of $30 million per year.  Council 

currently has an active supplier list of over 1,500 businesses. Some of the expenditure 

incurred would be considered confidential information including for contractual, 

commercial and legal reasons.   

 

 

 

 

 

………………………………………….. 

Cr Les Larke, Bunurong Ward 

Dated: 17 August 2022 

 

 
 

Attachments 

There are no attachments for this report. 
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F.2 249/22 Extractive Mining Moratorium and Referral to the Environment 

Pretection and Biodiversity Conservation Act 

         
 

I, Cr Leticia Laing, hereby give notice that I intend to move a motion at the Council 

Meeting on 17 August 2022, which reads as follows: 

EXTRACTIVE MINING MORATORIUM AND REFERRAL TO THE 

ENVIRONMENT PROTECTION AND BIODIVERSITY CONSERVATION 

ACT 

Motion 

That Council: 

1. Express its strong concern with the latest State of the Environment 

Report 2021 which found all aspects of the environment are under 

pressure and many are declining because of human environmental 

damage including mining. 

2. Expresses that as Bass Coast has been declared as a Distinctive Area 

and Landscape by the Victorian Government sand mining is not an 

appropriate land use within the municipality. 

3. Writes to the Victorian Minister for Environment and Climate 

Action, Minister for Resources and the Minister for Planning to: 

i. Request that no further Planning Permit or Work Authority 

approvals are provided by the Victorian Government until such 

time as the community has been consulted regarding Extractive 

Industry Interest Areas. 

ii. Request the Ministers visit the Western Port Woodlands and 

meet with Councillors to discuss options for protection of the 

largest area of remnant native vegetation in Bass Coast. 

iii. Request that Council and the Bass Coast community are 

consulted prior to any change to current Extractive Industry 

Interest Area being implemented. 

4. Writes to the Federal Minister for Environment and Water 

highlighting the impact of sand mining on Western Port RAMSAR 

Wetlands and requesting intervention to ensure that mining is Bass 

Coast is conducted in accordance with the requirements of the 

Federal Government Environment Protection and Biodiversity Act 

1999.   
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Background by Councillor 

The Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act) 

legislates a review of the state of the Australian environment every 5 years. Australia 

state of the environment 2021 (SoE 2021) assesses the changing condition of our 

natural environment across 12 themes: air quality, Antarctica, biodiversity, climate, 

coasts, extreme events, heritage, Indigenous, inland water, land, marine and urban.   

The latest SoE found the state and trend of the environment of Australia are poor 

and deteriorating due to increasing pressures from climate change, habitat loss, 

invasive species, pollution and resource extraction. 

In the 2016 State of the Environment Report the pressure from extractive industries 

on biodiversity was regarded as low impact but in the most recent SoE 2021 

assessment the pressure was reclassified as “high impact.” 

“Extractive industries have very high but localised direct impacts on biodiversity that may be 

irreversible.” 

Australian State of the Environment Report 2021 

Bass Coast Shire has consistently expressed concern about the expansion of 

sandmining in the last southernmost remnant of native vegetation woodland in 

Victoria and further extraction will exacerbate the degrading state of the 

environment. 

These concerns were echoed in council’s submission to the draft statement of 

planning policy for the State Government’s Distinctive Area and Landscapes 

declaration for the area. 

There is little or no community consultation and engagement with Council embedded 
into the potential for expansion or use of the Westernport area for the use for 

resource extraction. 

In the Bass Coast Towards 2030 vision, Bass Coast is a natural environment showcase 

and recognised as a food bowl for Victoria, a window of history of Victoria, a 

celebration of natural assets and a village in a technology world. 

Resource extraction in Westernport is a threat to the shire’s economy which is 

underpinned by the natural environment with eco tourism and agriculture being key 

industries. 

Council’s own Biodiversity Biolinks Plan 2018 prioritises the linking of remnant 

patches of vegetation as part of its strategic direction to secure important 

connectivity in the Bass Coast landscape. 

Currently the privately-owned former Holding Proving Ground in Lang Lang which 

has one of the largest areas of high-rated Ecological Vegetation Classification classes 

continues to be listed as an extractive industry interest area, according to the State 

Government. 

 

Officers Comments 

This aligns with Council’s submission to the draft Statement of Planning Policy and 

officers will implement if supported.  
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………………………………………….. 

Cr Leticia Laing, Bunurong Ward 

Dated: 17 August 2022 

 

 
 

Attachments 

There are no attachments for this report.  
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Mayor and  

Councillor Reports  
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G Mayor and Councillor Reports  
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Reports Requiring 

Council Decision 
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H Reports Requiring Council Decision 

H.1 Planning Application 210377 - Use and Development of a Residential 

Village, removal of native vegetation pursuant to clause 52.17 and the 

Vegetation Protection Overlay Schedule 2 and the display of business 

identification signage 

File No: CM22/427 

Division: Place Making 

Council Plan Strategic Objective: Sustainable Development 

Prepare for growth while ensuring the 

intrinsic values and character of Bass 

Coast are retained. 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Purpose of Report 

For Council to consider a planning application 210377 for the use and development of 

the land for a residential village in a GRZ, removal of vegetation in a VPO2 including 

native vegetation pursuant to Clause 52.17, the removal of easements from the land 

and the display of business identification signage 

Executive Summary 

Application number: 210377 

Applicant: Lifestyle Developments 2 Pty Ltd C/- Mesh Planning 

Land/Address: 299-325 Church Street and 9 Spithead Street Cowes 

Ward: Island Ward 

Proposal: Use and Develop a residential village 

Lop, destroy, and remove native vegetation pursuant 

to Clause 52.17 and the Vegetation Protection 

Overlay Schedule 2 

Remove or vary an easement pursuant to Clause 

52.02 

Erect business identification signage 

Zone: General Residential Zone – Schedule 1 (GRZ1) 

Overlay: Vegetation Protection Overlay Schedule 2 (VPO2) 

Aboriginal cultural 

heritage sensitivity 

The site is not located within an area of identified 

cultural heritage sensitivity. 
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Title: The land is comprised of multiple allotments.  

The majority of the land is comprised of Crown 

Allotment 53 and 54, Volume 00311 Folio 150 – 

Parish of Phillip Island. 

The remainder of the land (corner of Settlement and 
Justice) comprises an existing ‘paper subdivision’ of 49 

lots and roads contained on Title Plan 839565H. 

Parent title Vol 04461 Folio 140.  

The land is encumbered by unused easements in 

favour of service authorities which require removal 

prior to development. 

Covenant AU678612N was created 11/08/2021 and 

applies to the land.  The restriction relates to a two 

metre clearance that needs to be achieved from a 

common boundary. 

The proposal does not breach the covenant.  

Number of submissions: A total of 15 submissions were received.  

Reason a Council 

decision is required: 

Council’s delegations require applications that attract 

five or more objections to be determined by Council. 

This application attracted 15 objections. 

Council’s delegations require that applications for 

developments of more than $3 million be received by 

Council for determination.  

The application form estimates a development cost of 

$14m for works which require planning permission. 

Officer recommendation: Notice of Decision to Grant a Planning Permit 

Summary of Officer Recommendation 

The proposal can be supported for the following reasons: 

 The proposal provides for diversity in the housing stock providing a quality of 

housing which is greater than a caravan park but more affordable than 

traditional dwellings. 

 The proposal minimizes the loss of indigenous vegetation on existing streets. 

Substantially less than would be removed for a conventional subdivision. 

 With appropriate conditions the gated community will provide for a range of 

communal services appropriate to a flexible occupancy and not impose an 

unreasonable load upon existing council services. 

 The applicant will provide for the construction of public footpaths between the 

site and the foreshore and from the site along Church Street. 
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Main Considerations 

The following are the main considerations that formed part of the assessment of this 

application: 

 Neighbourhood character  

 Landscape response 

 Car parking and traffic 

 Environmentally sustainable design 

The Proposal 

This application proposes to develop and use the land for the purpose of a residential 

village generally in accordance with the concept masterplans prepared by Mesh 

Planning. Residential village is defined as land, in one ownership, containing a number 

of dwellings, used to provide permanent accommodation and which includes 

communal, recreation, or medical facilities for residents of the village.  

The decision plans are provided as Attachments and are detailed below: 

 Attachment 1 - Neighbourhood Character Assessment prepared by Mesh 

 Attachment 2 - Master plan prepared by Mesh 

 Attachment 3 - Landscape master plan prepared by John Patrick Landscape 

Architects (containing signage)  

 Attachment 4 - Sustainability Management Plan by Hip_V_Hype Dated 

 Attachment 5 - Clubhouse plans by DKO Architecture 

 Attachment 6 - Dwelling designs by Lifestyle Communities 

 Attachment 7 - Arborist vegetation assessment by ArborCon Arboriculture 

Consultants  

 Attachment 8 - Biodiversity Assessment by Ecology and Heritage Partners 

 Attachment 9 - Amended traffic impact assessment by One Mile Grid dated  

 Attachment 10 - Waste Management Plan by One Mile Grid Dated 

 Attachment 11 - Stormwater Management Strategy by KLM Spatial 

Key features of the proposal include: 

Residential village: 

 A residential village is an alternative form of permanent accommodation where 

residents own the dwelling but lease the land (referred to in this report as a 

‘plot’) upon which the dwelling is sited 

 Single ownership of the land and the employment of a permanent onsite 

manager provides assurance and security to residents of the village that shared 

facilities are maintained 

 The entrance/s will remain open during daylight hours for all vehicles and 

closed after hours. Entry via the gate after hours is accessible by residents via a 

swipe card. The gate is not illustrated on the plans 
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 Signage on Settlement Road will be displayed to the east and west identifying 

the business. The signage will not be illuminated 

Clubhouse: 

 A single storey centrally located clubhouse would contain communal facilities 

for residents and administration offices for staff. Communal facilities include: 

o Dining and lounge areas including a kitchen 

o Flexible activities room, cinema, gym, library, shared tool supply and pool 

o Outdoor facilities include barbeques, seating, bowls and croquet grounds, 

outdoor pool, and a pickle ball court 

o The Club House includes 20 formalised visitor car parking spaces in total 

this includes 2 car parking spaces located near the entrance of the Club 

House marked for disability access 

The clubhouse would have a modern, sweeping crescent form, with a roof rising from 

5.5 metres above ground level to a peak height of 6.35 metres. The perimeter outer 

walls would be finished largely in unpainted board and batten with substantive glazed 

finished facing northeast toward the central courtyard. Outdoor communal facilities 

are located on either side of the crescent. 

Dwellings 

 Approximately 277 potential dwelling sites are proposed by the concept 

masterplans. 

 Dwellings are proposed to be UMDs (Unregistered Moveable Dwellings). 

These are constructed offsite and may be moved on or off the premises within 

a 24 hour period. 

 23 different moveable dwelling designs have accompanied the application. 

 The proposed plan indicates that a potential 277 UMDs could be placed on the 

land. 

Landscaping 

 Internal roads within the community are proposed to be lined with a mixture 

of tall-stemmed street trees to provide shade for pedestrians, footpaths, and 

dwellings, improve walkability around the community and encourage lower 

speed limits. Various low-growing landscape plant species in garden beds will be 

used to complement the site surrounds to soften dwelling facades, access 

points and the overall appearance of the residential village 

 Parklets in the southwest and northeast include substantial plantings around 

formalised garden areas to function a raingarden filtration and community 

garden features. Underneath these parklets are substantial stormwater 

detention infrastructure. 

External infrastructure provision 

 It is proposed to build two paths contributing towards pedestrian links to the 

broader Cowes community.  
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 One link is a north-south connection on Bellavista Road from the southern 

point of the subject site through to the beach. This link will be made of 

compact gravel from the southern end of the subject site to Church Street and 

concrete from Church Street to the beach.  

 The second pedestrian link is a concrete east-west pedestrian path on the 

north side of Church Street across from the frontage of the subject site. The 

proposed east-west path is on the north side of Church Street instead of 
abutting the subject site on the south in consideration of the extensive 

vegetation on the south side 

 

 

Figure 1 - Proposed Plans (landscape)  
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Figure 2 - Proposed ‘plot’ distribution. 
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Figure 3 - Proposed contribution to infrastructure 

 

Subject Site and Surrounds 

The site is located on the west side of Cowes, between Church Street to the north 

and Settlement Road to the south. The site is made up of multiple titles which 

together create a large 12 hectare area spanning three road frontages.  
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Figure 4. Aerial photography of subject site (Source: Council’s GIS System, dated December 2021) 

 

The site is undeveloped and generally appears as rural with undulating grazing with a 

small rural dam in the southwest corner. 

 

Figure 6. View of subject site frontages page 16 of Neighbourhood Character Statement prepared by 

Mesh and submitted with the application. 
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The main characteristics of the surrounding area are: 

North Church Street forms the northern 202m frontage of the property. The 

road is fully constructed 7.3m carriage with curb and channel. The road 

reserves on the south are heavily vegetated with more sporadic street 

planting and private gardens in the established residential areas north of 

Church Street. 

Residential areas north of Church Street are identified as a minimal change 

area where the built form and character will be maintained. 

South  Settlement Road forms the 398m southern frontage of the property. 

Settlement road is a fully constructed 7.5m carriageway with curb and 
channel. The road reserve with the site is heavily vegetated with remnant 

melaleuca while the southern reserve features a shared path and regular 

street trees. 

East  Adjoining the land to the east is an unused road reserve ‘Bellavista Road’ 

which features dense remnant vegetation and established canopy. An 
informal walking/cycling track provides for alternative transport 

connection between settlement and Church Street. 

An undeveloped parcel of land abuts Church Street and the Bellavista 

pedestrian path. This parcel is identified for incremental change. 

West  Adjoining the land to the west is a single residential property comprised of 
one or two dwellings, associated outbuildings and featuring a significant 2m 

contiguous brick wall on the North, East, and West of the property, 

The southern boundary is fenced with typical post and wire.  

The property is heavily vegetated with established and tall native varietals 

which screen buildings and activities within from public view. 

The 200m western frontage to Justice Road is distinct from Church St and 

Settlement Road by its narrow 6m carriageway, informal swale drains and 

grass/gravel curb. The gradient of the property follows that of justice road 

from north to south with the lowest point in the southwest corner 

approximately 500mm below the level of the road. 

Existing residential development which fronts Justice Road is within the 

minimal change area.  
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Figure 7 - Zoning Map 

Consultation 

Notice of the application was required under Section 52 of the Planning & Environment 

Act 1987, as the responsible authority was not satisfied that the grant of the permit 

would not cause material detriment to any person. 

The Applicant gave notice in the following manner: 

 Sent copies of the Notice by registered mail to landowners and occupiers of 54 

properties directly affected: and 

 Placed two A3 Notices on Settlement Road 

 Placed two A3 Notices on Church Street 

 Placed one A3 Notice on Justice Road. 

 Placed two notices in the Philip Island and San Remo Advertiser 

In response to notification the application attracted 15 objections.  

A copy of each submission is included in Attachment two. 

The submitter concerns and comments are summarised further in this report 

including a Council Officer response in the table provided. 

No amendments or additional information were submitted in response to the 

concerns raised by objectors. 
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Referrals 

The following table outlines the referral requirements of this application. 

 

Referral Authority Comments 

External (Section 55 of the Planning and Environment Act 1987) 

Department of 

Environment Land 

Water and Planning  

Referred for their comment on native vegetation removals. 

No objection was provided subject to conditions.  

The proposed conditions of DELWP are proposed to be 

altered to increase the offsets required in response to 

application changes throughout the process. Re-referral is not 

required. 

Department of 

Transport 

Referred for applications which create 60 or more residential 

lots or dwellings. The referral relates to public transport 

infrastructure.  

No objection was provided subject to conditions 

External (Section 52 of the Planning and Environment Act 1987) 

Ausnet Electricity 

Services 

Referred for consideration of the proposed neighbourhood 

scale solar microgrid and battery storage. 

No objection was received. 

Country Fire 

Authority 

Referred to assist with the consideration of fire threat and 

reduced entry/exit points. 

No objection – subject to recommended conditions. 

Westernport Region 

Water Authority  

Referred for advice on connectivity to the Cowes ‘Purple 

Pipe’ network and the removal of easements. 

No objection  

No connection to the purple pipe was directed. 

Melbourne Water Referred for consideration of impact on downstream assets 

No objection. 

Internal (Section 52 of the Planning and Environment Act 1987) 

Development 

Services  

Consideration of the traffic impact assessment and 

stormwater management strategy.  

No objection subject to conditions. 

Environmental 

Health 

Consideration of the site being registered with Council as a 

Camping and Caravan Park. 

No objection subject to conditions 

Building Referred for consideration and comments on the proposal 

No objection  

Coast and bushland 

team 

Consideration of vegetation removal reports and offset 

requirements. 

No objection subject to conditions. 
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Waste team Consideration of proposed garbage collection using council 

services. 

Concerns with the proposal requiring conditional resolution. 

Climate Change and 

Sustainability officer 

Consideration of the Sustainability Management Plan 

Support the proposal 

Community Planning Consideration of impact on social services, health and 

facilities and impacts of gated communities. 

No objection  

Social Planning Consideration of impact on social services, health and 

facilities and impact of gated communities 

No objection  

Open Space Consideration of the recreational facilities proposed and 

impact on other recreational space. 

Concerns raised with functionality of open space and 

accessibility to residents. Conditional alterations required if 

approval is given. 

Strategic Planning Consideration to the social housing strategy and Cowes 

Policy Framework. 

Object to the proposal being identified as affordable housing  

Concern regarding the ‘fit’ with an incremental change area. 

Economic 

Development 

Consideration of the economic impact assessment submitted 

with the application 

No objection. 

Revenue Services  No objection. 

Place naming No objection. 

 

Planning Scheme Provisions  

Planning Policy Framework Assessment 

The relevant Planning Policy Framework clauses are as follows:  

VPP00 Purpose and Vision 

Clause 02 – Municipal Planning Strategy 

 Clause 02-02 Vision 

 Clause 02-03 Strategic direction 

VPP11 Settlement 

Clause 11.01 - Victoria 

 Clause 11-01-1S Settlement 

 Clause 11-01-1R Settlement – Gippsland 

o Clause 11-01-1L-01 Settlement 
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o Clause 11-01-1L-03 Cowes 

Clause 11.02 - Managing Growth 

 Clause 11.02-1S Supply of urban land 

 Clause 11.02-2S Structure planning 

Clause 11.03 - Planning for Places 

 Clause 11.03-4S Coastal settlement 

VPP 12 Environmental and Landscape Values 

Clause 12.01 Biodiversity 

 Clause 12.01-1S Protection of biodiversity 

o Clause 12.01-1L Protection of biodiversity 

 Clause 12.01-2S Native vegetation management 

VPP 13 Environmental Risks and Amenity 

 Clause 13.02 Bushfire  

  Clause 13.02-1S Bushfire planning 

  Clause 13.02-1L Bushfire planning 

VPP 14 Natural Resource Management 

Clause 14.02 Water 

 Clause 14.02-2S Water quality  

o Clause 14.02-2L Water quality  

VPP 15 Built Environment and Heritage 

Clause 15.01 Built Environment  

 Clause 15.01-1S Urban design 

 Clause 15.01-1L-01 Urban Design in Bass Coast  

 Clause 15.01-1L-02 Landscape design  

 Clause 15.01-1L-03 Signs  

 Clause 15.01-2S Building design  

o Clause 15.01-2L Building design   

  Clause 15.01-4S Healthy neighbourhoods  

  Clause 15.01-5S Neighbourhood character  

o Clause 15.01-5L Neighbourhood character  

Clause 15.02 Sustainable Development  

  Clause 15.02-1S Energy and resource efficiency  

 

 

https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/13_02.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/13_02-1S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/13_02-1L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/14_02.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/14_02-002S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/15_01-1L-02.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/15_01-1L-03.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/15_01-002S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/15_01-2L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/15_01-04S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/15_01-005S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/15_01-5L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/15_02-1S.pdf
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VPP 16 Housing 

 Clause 16.01 Residential Development  

  Clause 16.01-1S Housing supply  

o Clause 16.01-1L Housing supply  

  Clause 16.01-2S Housing affordability  

VPP18 Transport 

Clause 18.02 Movement networks  

 Clause 18.02-1S Sustainable personal transport  

o Clause 18.02-1L Sustainable personal transport  

 Clause 18.02-2S Public Transport  

o Clause 18.02-2L Public transport  

 Clause 18.02-3S Road system  

 Clause 18.02-4S Car parking  

o Clause 18.02-4L Car parking  

VPP 19 Infrastructure 

 Clause 19.01 Energy  

 Clause 19.01-1S Energy supply  

 Clause 19.01-1R Energy supply – Gippsland  

 Clause 19.01-2S Renewable energy  

Clause 19.02 Community Infrastructure  

 Clause 19.02-3S Cultural Facilities  

 Clause 19.02-4S Social and cultural infrastructure 

o Clause 19.02-4L Social and cultural infrastructure 

 Clause 19.02-6S Open space  

o Clause 19.02-6L Open space  

Clause 19.03 Development Infrastructure  

 Clause 19.03-2S Infrastructure design and provision  

o Clause 19.03-2L Infrastructure design and provision 

 Clause 19.03-3S Integrated water management  

o Clause 19.03-3L Integrated water management  

 Clause 19.03-4S Telecommunications  

o Clause 19.03-4L High speed telecommunications  

 Clause 19.03-5S Waste and resource recovery 

 

https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/16_01.pdf?_ga=2.127108942.276383739.1633241581-1961364932.1627377790
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/16_01-001S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/16_01-1L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/16_01-002S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/18_02.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/18_02-01S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/18_02-1L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/18_02-02S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/18_02-2L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/18_02-3S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/18_02-4S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/18_02-4L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/18_01.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_01-01S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_01-1R-1G.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_01-2S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_02.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_02-03S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_02-04S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/19_02-4L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_02-06S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/19_02-6L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/19_03-2L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_03-003S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/19_03-3L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_03-04S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/19_03-4L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_03-005S.pdf
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The following provides an assessment of the proposal against the relevant Planning 

Policy Framework (PPF) under the themes of Settlement and infrastructure, Housing, 

built environment and sustainable development, 

Settlement and Infrastructure 

The PPF recognises the importance of accommodating development within 

established settlement boundaries to limit the spread and impact of settlements on 

the character and environment of coastal areas. Locating residential development at 

higher densities within existing townships supports the efficient provision of services 

and infrastructure to residents. With connection available to all necessary services, 

established local drainage networks and fully constructed road network. 

The site and designated zoning being General Residential Zone, is an appropriate 

location for a residential village. Planning policies identify Cowes as a district town 

encouraging infill and this land as a ‘development opportunity’ in the Cowes Strategic 

Framework Plan. The land is zoned General Residential (GRZ1), which encourages a 

diversity of housing types and growth particularly in locations that offer good access 

to services and transport. The land is not identified as being subject to any 

environmental risks. 

The higher density and direct pedestrian connectivity is supported by the PPF to 

encourage alternative and sustainable transport options. Public bus stops are available 

to both sides of the village. The inclusion of communal facilities within the village 

ensures residents are all with 300m of facilities. 

Housing 

There is merit to the proposal where the Municipal planning strategy seeks “to support 

housing diversity that is reflective of the changing demographic in permanent residents and 

the needs of non-permanent residents” while restricting residential development to land 

within settlement boundaries. The proposal provides for an alternative housing model 

which generally accords with local policies for Housing Supply, however the business 

model presented to Council will not address the state policies for housing 

affordability in the typical sense. 

It should also be noted that the residential village developments are often provided 
with a lesser level of internal and external amenity for the residents of dwellings in 

residential villages including lower energy efficiency standards.  As the land use does 

not require consideration against ‘ResCode’, there is limited scope to address internal 

amenity considerations that would ordinarily be required to be achieved for any other 

medium density development. 

Built Environment and Landscape 

The proposal is considered to appropriately acknowledge the diverse characteristics 

of the surrounding neighbourhood and responds through landscaping and individual 

building scale. Fencing is permeable and allows for passive observation while 

pedestrian connections between all sides of the village are provided to the existing 

pedestrian network. Landscaping is proposed to be substantial, nominating a range of 

tall canopy trees within the accessways and two small communal garden areas.  

It was notable that Cowes has no specific neighbourhood character policy guidelines 

and is subject to the general policy documents. The ‘Phillip Island and San Remo 

Design Framework’ states “the small parcels of rural land remaining within Cowes are 

likely to be subdivided for residential use. It will be important to integrate new development 
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with the existing urban fabric” while providing for an “aging population whose special 

requirements will need to be accommodated.” 

It is considered that for the alternative type of housing proposed, an effort has been 

made to integrate with surrounding residential neighbourhood and these are all 

aspects which are in favour of the proposal. 

Where the proposal raises concern is the response of individual dwellings to the 

objective of ‘Building Design,’ and the dominance of hard surfaces.  Council has 

limited scope in its policy to address this at this time. 

Sustainable Development 

VC216 was gazetted on 8 July 2022 to form part of all Planning Schemes in Victoria by 

making changes to the Planning Policy Framework to support Environmentally 

Sustainable Development (ESD) at the building scale in clause 15 Built environment 

objectives. New and amended strategies relating to energy performance, waste and 

recycling, water management, cooling and greening, and a new policy document have 

been incorporated into the scheme. 

The proposal is accompanied by a Sustainability Management Plan which promotes 

certain commitments of the project on sustainability measures consistent with the 

PPF objectives. The proposal seeks to balance the relatively poor ESD performance of 

individual dwellings with a neighbourhood level approach. On balancing the response, 

it is considered that the neighbourhood approach to ESD is an acceptable alternative 

for a residential village provided minor amendments to the internal amenity of 

dwellings can be implemented.  The Sustainable Management Plan has been reviewed 

by Council’s Climate change and Sustainability Officer who has not raised any 

significant issues with the response provided. 

Zone Assessment 

Clause 32.08 – General Residential Zone 

The purpose of the General Residential Zone is:  

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 

 To encourage development that respects the neighbourhood character of the area. 

 To encourage a diversity of housing types and housing growth particularly in locations 

offering good access to services and transport. 

 To allow educational, recreational, religious, community and a limited range of other 

non-residential uses to serve local community needs in appropriate locations. 

The General Residential Zone does not contain any specific guidelines or application 

requirements for residential villages. The relevant consideration is whether the use 

and development are consistent with the purpose of the zone and the PPF. 

Residential village is a type of residential use anticipated and encouraged by the 

general residential zone.  

The PPF does not identify a preferred or established neighbourhood character for 

Cowes but does identify the site of this proposal as a ‘development opportunity’ with 

incremental change. 
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The applicants have presented a neighbourhood character assessment which 

accurately describes the surrounding area. The proposal is considered to respect that 

neighbourhood character while delivering an alternative form of accommodation to 

the existing urban structure of Cowes (an incremental change). 

The location of the restricted communal facility is appropriate with regard to the 

quantity and constraints of dwellings likely to be positioned on the land. 

Overlay Assessment 

 

Clause 42-02 – Vegetation Protection Overlay ‘Phillip Island’ 

The purpose of the Vegetation Protection Overlay is:  

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 

 To protect areas of significant vegetation. 

 To ensure that development minimises loss of vegetation. 

 To preserve existing trees and other vegetation. 

 To recognise vegetation protection areas as locations of special significance, natural 

beauty, interest, and importance. 

 To maintain and enhance habitat and habitat corridors for indigenous fauna. 

 To encourage the regeneration of native vegetation. 

The land is contained in Schedule 2 ‘Phillip Island’ which has the objective to protect 

and enhance existing indigenous and larger native species within the urban area of Phillip 

Island.  

The trees and vegetation proposed for removal have been considered in the context 

of the Municipal Planning Strategy and the Planning Policy Framework. 

The applicant’s proposal has been designed around existing vegetation where possible 

limiting removal to a cluster of trees and shrubs at the central access point and the 

scattered trees which abut the farm dam. The remaining trees scattered throughout 

the paddock have been identified as environmental weeds not requiring a permit. 

The retention of the dam and the trees around the dam are impractical when 

considered against the proposed development. It is considered that with the current 

plans before Council these trees would be compromised by proximity to 

development if there was an attempt to retain them. These trees have been factored 

into the offset requirements for native vegetation removal. 

The combined information in the report by Arbicon and that of Ecology Heritage 

Partners demonstrate a satisfactory assessment of the vegetation present and the 

impact of its removal.  

It is considered that the removal of the native trees from the dam area and vegetation 

to provide for the proposed access will not affect the long-term viability of vegetation 

on the roadside or make a significant impact to the hydrological conditions. 
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Particular Provisions Assessment  

Clause 52.02 – Easements, restrictions, and reserves 

The application triggers a planning permit pursuant to clause 52.02 as the application 

seeks to remove or relocate easements in favour of external authorities which 

affected one part of the land. 

Westernport Water was notified and provided their consent to the removal of the 

easements advising that no assets were present.  

Ausnet Electricity Services and APA Gas Services were also notified of the proposal 

to ensure no other easements – implied or otherwise – were of interest to the 

relevant authorities. 

Clause 52.02 has the purpose to enable the removal and variation of an easement or 

restrictions to enable a use or development that complies with the planning scheme 

after the interests of affected people are considered. 

The views of all parties affected by the expungement of easements present on title 

and affected by the proposal have been considered and no concerns were raised. 

There are no issues with the permission being sought to remove the easements. 

Clause 52.05 – Signs  

Pursuant to Clause 32.08-14 the proposal is within a High Amenity Area (Cat.3) of 

the advertising controls as set out in Clause 52.05. The key considerations for the 

signage proposed are: 

 The character of the area. 

 Impacts on views and vistas. 

 The relationship to the streetscape, setting or landscape. 

 The impact of structures associated with the sign. 

The proposed signage is assessed against the above guidelines below: 

 The residential areas abutting Settlement and Church Road are generally free 

of business advertising. Entrance treatments to existing subdivisions have been 

integrated into the landscape design, feature public art and natural materials. 

 Existing business identification on Settlement Road is small and unobtrusive. 

 The proposed entrance signs would not interfere with any significant views 

from Settlement Road and the use of corten steel (which has a rust 

appearance) is consistent with feature entries, artwork, business, and property 

identification used on Phillip Island.  

 The signs position being set behind a low stone wall with an area of visual 

clearance highlights the signage and creates a small ‘dead space.’ This is of little 

concern to the overall composition. 

 Material details of the dead-space and the low stone wall have not been 

provided and will need to respond to the natural context in a conditional 

submission. 
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 Exact dimensions have not been provided; dimensions of the sign have been 

estimated (calculated) using council software at approximately 4m2 each (total 

8m2). The sizing of the signage is significant – especially in its tandem 

arrangement across the entrance and is inconsistent with a streetscape which 

signage is not a prominent feature. 

 There is no real ‘need’ to advertise or identify the property as the entrance is 

substantial and separated from other entrances and roadways on Settlement 
Road by over 100m. The nature of a gated community is that customers to the 

business are most likely residents. A single entrance sign of the scale proposed 

would be more than sufficient to inform attendants that they have successfully 

arrived at their destination. 

 
Figure 9 – Proposed Signage by John Patrick Landscape Architects 

 

Clause 52.06 – Car Parking  

Clause 52.06-1 applies to: 

 a new use; or 

 an increase in the floor area or site area of an existing use; or 

 an increase to an existing use by the measure specified in Column C of Table 1 in 

Clause 52.06-5 for that use. 

Pursuant to Clause 52.06-5 a proposed residential village must provide: 

 1 parking space for each one or two bedroom dwelling 

 2 parking spaces for each three or more bedroom dwelling 

 1 parking space for visitors for developments of 5 or more dwellings (56 spaces) 
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No reduction to the car-parking rate has been sought by this application on the 

following basis: 

 Each dwelling will provide sufficient parking space in response to the dwelling 

type and lot sought. 

 The community facility has been provided with 20 visitor parking spaces with 

any other visitation being easily accommodated by the internal street network. 

The plans provided with the application demonstrate that each dwelling type easily 
accommodates a single parking space compliant with the design standards. The plans 

do not demonstrate that the tandem parking spaces are provided wholly within the 

curtilage of each dwelling. A condition will be necessary to ensure that to ensure 

vehicles will not compromise the access ways within the development. 

The provision of visitor parking spaces has not been illustrated in a way that shows all 

visitor spaces. This is considered to be acceptable as the access ways themselves will 

be of sufficient dimension to provide visitor parking to one side while maintaining 

adequate clearance for emergency vehicles across the whole of the land.  

Conditions can ensure that parking is limited to one side to maintain clearance for 

waste and emergency vehicles. 

Clause 52.17 – Native Vegetation  

Clause 52.17 seeks to ensure there is no net loss to biodiversity as a result of the 

removal, destruction or lopping of native vegetation. This is achieved by applying the 

following three step approach in accordance with the Guidelines for the removal, 

destruction or lopping of native vegetation (Department of Environment, Land, Water 

and Planning, 2017). 

 Avoid 

 Minimise  

 Offset 

The application triggers a planning permit pursuant to clause 52.17, to remove, 

destroy or lop native vegetation. The subject land is mapped with native vegetation 

and Endangered Ecological Vegetation Class (EVC 53 Swamp Scrub & EVC 55 Plains 

Grassy Woodlands).  

Ecology and Heritage Partners has been engaged to prepare a vegetation assessment 

for the proposed development. Their assessment determined that the application 

would follow the intermediate pathway assessment and was relied upon when 

considering the proposed vegetation removal. 

A total of 0.070 hectares of native vegetation proposed to be removed, consisting of 

two small, scattered trees and a small area of Swamp Scrub at the Settlement Road 

entrance. In accordance with DEWLP Guidelines for the removal, destruction or 

lopping of native vegetation 2017, the offset requirement for native vegetation 

removal is 0.012 General Habitat Units.  

The application has been considered against the decision guidelines of Clause 52.17 

and it is considered that the loss of native vegetation is appropriate for the following 

reasons: 
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The removal of remnant native vegetation has been minimised through the use of a 

single access way, locating reserves in abuttal to open space and through a thorough 

assessment of the vegetation by qualified arborists. 

The proposed landscaping measures if implemented would result in a substantial 

increase in the diversity and quantity of vegetation across the site.  

The proposed removals can be adequately offset through the Native Vegetation 

Offset Broker Scheme, and this will be achieved through conditions on any permit 

issued. 

Clause 53.18 - Stormwater Management in Urban Development 

The application was accompanied by a Stormwater Management Strategy which has 

been reviewed by Council Engineers and referred to Melbourne water. Broadly the 

report addresses the requirements of Council and the objectives of Clause 53.18 and 

summarised below in response to the relevant objectives. 

Clause 53.18-5 contains the stormwater management objectives for buildings and 

works which are: 

 To encourage stormwater management that maximises the retention and reuse of 

stormwater. 

 To encourage development that reduces the impact of stormwater on the drainage 

system and filters sediment and waste from stormwater prior to discharge from the 

site. 

 To encourage stormwater management that contributes to cooling, local habitat 

improvements and provision of attractive and enjoyable spaces. 

 To ensure that industrial and commercial chemical pollutants and other toxicants do 

not enter the stormwater system. 

A large 900kL tank is to be installed on in the south west corner of the site to 

capture stormwater from the catchment. This will then be re-used for irrigation of 

open spaces, nature strips and frontages of the entire site.  

The tank provides 70% of the total irrigation demand for the site, reducing potable 

water use by 7,662kL per year.  

Stormwater discharge has been retarded back to existing flows by utilising 

underground tanks to provide storage at the outlet and has been designed to meet 

the current best practice performance objectives for stormwater quality as contained 

in the Urban Stormwater - Best Practice Environmental Management Guidelines (CSIRO, 

1999).  

Clause 53.18-6 contains site management objectives which are: 

 To protect drainage infrastructure and receiving waters from sedimentation and 

contamination. 

 To protect the site and surrounding area from environmental degradation prior to and 

during construction of subdivision works. 

Construction can often produce higher pollutant loads in stormwater runoff, and in 

particular will see a higher presence of sediment loading and erosion. It is important 

that measures are undertaken to mitigate these risks and prevent damage to receiving 

waterways. 
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In order to provide controls on site during construction, a Site Environment 

Management Plan will need to be produced, approved by Council and implemented by 

the contractor. 

Concerns Raised by Submitters 

The following table summarises submissions into themes and provides a discussion on 

planning merit: 

Submitter Theme Council Officer Response 

The proposed entrance on 

Settlement Road will affect the 

amenity of dwellings opposite.  

 

There is no doubt that the location of any road or 

private access point opposite a dwelling will change 

the amenity enjoyed by a resident.  

The location for this access point was created ‘on 

paper’ in 1952 by instrument 2535303. The 

proposal is utilizing the existing reserve set aside as 

‘Solent Street’ on Title plan 839565H for the 

purpose of access to the proposed development. 

 

The proposed access point is therefore considered 

to be justified and more reasonable than 

establishing a new location where no expectation 

of a road was known, anticipated, or identified in 

any plan. 

 

The entrance should match the 

address of the property and be on 

Church St. 

 

The address of the property is not a relevant 

consideration when assessing proposed access 

locations for land with multiple frontages. 

 

Loss of open-field views The subject site is located well within township 

boundaries and identified as an infill development 

opportunity in the Bass Coast Planning Scheme. 

The Victorian Civil and Administrative Tribunal has 

on a number of occasions deliberated on the issues 

of views and has generally found that there is no 

legal entitlement to a view.  

The land is not affected by any specific overlay that 

would allow consideration of views in this instance 

or identify the land as significant. 

Hours/noise from construction Noise and truck movements during the 

construction of development are a temporary and 

unavoidable consequence and not justification to 

withhold development of the site. 

Construction techniques and effects will be 

managed by the contractor with an Environmental 

Management Plan prepared in accordance with EPA 

guidelines. 
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Submitter Theme Council Officer Response 

Overdevelopment Residential villages are a different - legitimate form 

of permanent accommodation. The site has been 

identified as a development opportunity where 

alternative forms of development can be 

considered.  

Strain on infrastructure This application was referred to utility and service 

providers and no concerns were provided. 

The permit holder will be required to address 

infrastructure servicing demands as required by the 

various service agencies when seeking connection 

to their networks. 

Conditions requiring an increased provision of 

private communal open space to service residents 

have been recommended. 

Issues with the data and 

justifications of One Mile Grid 

including study timing, comparative 

data, parking, and frequency 

expectations. 

 

Concerns regarding traffic distribution and 

comparison data have been resolved by the 

applicant. Despite the amended details, the changes 

have not warranted alteration to proposed access 

arrangements. 

Object to the removal and 

destruction of the farm dam 

currently on the property including 

faunal displacement 

ArborCon Consulting and Ecology Heritage 

Partners conducted field investigations of the 

property and its surrounding native vegetation. No 

biodiversity significance was attributed to the 

agricultural dam. 

The development does not respect 

the neighbourhood character of 

the area. 

The applicants have prepared a substantial 

neighbourhood site and context description which 

provide a fair assessment of the surrounding 

context. 

The proposal is for a different kind of permanent 

accommodation which by its nature presents an 

internal development form which is not consistent 

with the existing neighbourhood character of 

privately owned properties.  

It is considered that the high site coverage, high 

density, and the proximity of dwellings to each 

other are not elements that respond well to the 

neighbourhood character identified in the 

character description, however the proposal is 

sympathetic to the existing context by retaining the 

existing streetscape setting to the maximum extent 

thus minimizing change at street level. It is further 

observed that there are nearby caravan parks 

which impact the consistency of the local 

character. 
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Submitter Theme Council Officer Response 

It is acknowledged that there are policy shortfalls 

for these types of developments that limits the 

ability to achieve design outcomes of individual 

dwellings that otherwise would be more consistent 

with the area. 

The quantity of dwellings proposed 

 

The quantity of dwellings is not considered to be of 

particular concern. Growth is encouraged within 

the township boundaries and higher densities are 

supported in areas with existing infrastructure. 

Lack of green space and vegetation 

and gardens in private yards. 

 

The overall high site coverage is a concern with the 

proposal. Narrow road reserves and limited 

private open space are considered to be 

constraints in facilitating the generous landscaping 

that is proposed. 

The communal open spaces and gardens within 

walking distance of the dwellings are reasonable 

substitutes for larger private garden areas. 

 

Clause 65  

Because a permit can be granted does not imply that a permit should or will be 

granted. The responsible authority must decide whether the proposal will produce 

acceptable outcomes in terms of the decision guidelines of this clause. 

The provisions of the relevant zone, overlays and particular provisions have been 

considered in the assessment of this application. It is considered that the proposal is 

generally consistent with the planning controls that apply to the land. All objections 

and other submissions have been considered as have the decisions and comments of 

referrals authorities. 

The provisions of the General Residential Zone and the tools of the planning scheme 

provide no guidance on the appropriateness of a proposed residential village. Prior to 

making a decision key aspect of the proposal should be acknowledged for the benefit 

of the decision maker and for the applications of certain conditions.  

Municipal planning strategy sets out the strategic direction of council with respect to 

certain matters. At clause 02.03-5 Built environment and heritage Council seeks to: 

 Encourage buildings and public spaces that are environmentally, economically, and 

socially sustainable. 

 Support building design that complements its setting.   

 Support environmentally sustainable development and seek to maximise energy, water 

and natural resource efficiency in the construction and operation of buildings. 

The proposal intends to address this deficiency through a neighbourhood-based 

approach described in the Sustainability Management Plan by including: 

 Energy efficient fittings, lighting, community facility. 

 Neighbourhood scale solar PV system with community battery. 
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 The village will reduce the amount of non-permeable area across the site, increasing 

landscaping and overall greenery while reducing concrete/hard surfaces. 

 Dwellings will all have a high Solar Reflective Index (SRI) roof colour, which will reduce 

the amount of heat the development will retain from the sun. 

 Several sustainable alternatives to travelling have been implemented. These include a 

communal Electric Vehicle (EV), a community bus, designated walking circuits, EV 

charging options for dwellings, electric bicycle and EV charging stations and connection 

to the local bicycle network. 

 Undercover outdoor charging for electric cycles will be included, to promote use of 

personal electric transport by residents within and outside the community 

 Communal library and tool shed 

The development is to provide permanent accommodation in dwellings. However, the 

classification of the dwellings as moveable, means the building regulations that apply to 

permanent buildings do not apply to dwellings within the residential village. It should 

be noted that this does raise concerns about the energy efficiency of the dwellings. 

The requirements of the Residential Tenancies (Caravan Parks and Moveable Dwellings 

Registration and Standards) Regulations 2020 (the Regulations) are significantly less than 

the energy efficiency requirements of the Building Code of Australia which requires a 

6 star energy rating or other demonstrated compliance with prescribed measures. 

The requirements that will be imposed on the movable dwellings in regard to energy 

efficiency do not respond well to policy that calls for sustainable and energy efficient 

building design, nor do they contribute positively to affordability in terms of ongoing 

cost. 

It is further noted that while some commitments can be secured through conditions - 

many of the commitments have no tangible measure of performance and as such, 

meeting objectives cannot be guaranteed.  

Communal facilities (clubhouse)  

The proposal provides for an architecturally designed clubhouse with communal 

facilities centrally located within easy walking access of all residents. The intention of 

this facility is well founded and well located. The design is attractive and suitable to 

the residential and coastal context. 

Clause 19.02-4S calls for the design of community places and buildings so they can 

adapt as the population changes and different patterns of work and social life emerge. 

It is the intention of the proposal to be marketed to and attract over 55s. The 

application is not exclusive to over 55s and it is reasonable to expect that other 

members of the community may express interest in the alternative housing options 

available. Younger single residents or residents with families are not sufficiently 

serviced by the provision of facilities within the village. 

The clubhouse does not appear to provide adaptability or to include any substantial 

flexible use spaces. Each area is dedicated to a particular function. The communal 

facility would benefit from an enlargement of flexible spaces that can provide for a 

diversity of social, cultural, or athletic functions. 
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There appears to be a lack of flexible open space provided within the development 

particularly where the provision of such space is likely to service a wider range of the 

residents including those residents which don’t necessarily fit the target or intended 

market for the lifestyle village. 

Waste Management  

The Village Operator has nominated in the submitted Waste Management Plan that 

waste be collected by way of a Council collection service on a weekly basis and can 

functionally service the site by demonstration of vehicle sweeps. 

The application has been referred to Councils waste team who have advised that 

Councils waste collection service presently cannot service the proposed development 

and private contractors will be required to manage waste from the facility in 

accordance with a Waste Management Plan and Sustainability Victoria best practice 

measures. 

Conclusion  

On balance, having regard to the range of matters considered, the proposal is 

considered to be acceptable.  

It is recommended that Council resolve to issue a Notice of Decision to Grant a 

Planning Permit for planning application 210377 subject to conditions. 
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Recommendation 

That in relation to planning permit application 210377 for use and 

development of a residential village, removal of vegetation including native 

vegetation pursuant to Clause 52.17, the removal of easements from 

LP13106 and TP839565H and the display of business identification signage, 

located at 299 - 325 Church Street and 9 Spithead Street, Cowes Council 

resolves to issue a Notice of Decision to issue a planning permit subject to 

the following conditions: 

Amended plans required 

1. Before the development commences, amended plans drawn to scale 

with dimensions must be submitted to and approved by the 

responsible authority. The specified plans must be generally in 

accordance with the plans submitted but modified in the following 

way. 

a) Amended Village Masterplan 

i. The plan must show the internal road network, areas set aside 

for communal facilities, external pedestrian linkages. 

ii. The layout of internal roads and residential clusters may be 

varied provided the requirements of this condition are met and 

the location of communal facilities are not altered. 

iii. The plan must provide for a buffer from all boundaries including 

that with the un-made Bella Vista Road site consistent with the 

tree protection zones nominated by ArborCon 2020 such that 

no buildings or works shall occur within the TPZ. 

iv. The plan must illustrate an extension of the open space 

illustrated south of the clubhouse by replacing or absorbing the 

six indicative dwelling plots and setback to the carriageway on 

the west as shown on the Mesh lifestyle village master plan. 

Setting aside this area for communal outdoor open space with 

dimensions approximating 100 metres by 50 metres. 

v. Clearly illustrate the 2m buffer required by MCP: AA7578. 

vi. Identify the location of any relevant measures required by the 

Sustainability Management Plan. 

vii. Identify the location of the managers residence 

viii. Name each accessway in accordance with the 

requirements of Geographic Names Victoria. 

b) Amended Landscape Masterplan in accordance with condition 2 

c) Clubroom plans in accordance with condition 3. 

d) Waste Management Plan in accordance with condition 4. 

e) Sustainability Management Plan implementation plan in 

accordance with condition 5. 
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All to the satisfaction of the responsible authority. When approved, the 

plans will be endorsed and will then form part of this Permit. 

Landscape Plan to be modified 

2. Concurrent with the submission of plans required by Condition 1 and 

before the commencement of buildings and works an electronic copy of 

a Landscape Plan (drawn to scale with dimensions) to the satisfaction 

of the responsible authority must be submitted to and approved by the 

responsible authority. The Landscape Plan must be generally in 

accordance with the landscape concept plan submitted with the 

application prepared by John Patrick Landscape Architects except that 

the plan must show: 

a) Any design changes required to accommodate a response to 

Condition 1; 

b) Identify the location of any relevant measures required by the SMP. 

c) A 100% incorporation of native indigenous species selected from 

Plains Grassy Woodlands EVCs 55 and 175 as described in 

‘Indigenous plants of Bass Coast Shire document.’ 

d) Reduce the size of the business identification signs to sit subservient 

to landscaping and integrate with a non-illuminated public art 

feature; 

e) Include on separate sheet/s a detailed plan for each accessway 

identified in the village masterplan and in that plan: 

i. Provide a typical cross section illustrating typical canopy coverage 

and root growth at 5 and 10 years, dimensions between canopy tree 

plantings and the private road and infrastructure network, the 

recommended position of dwellings to allow for appropriate 

growth. 

ii. Provide a plan for the accessway showing typical garden planting 

measures and a schedule of varietals and average quantities. 

iii. Provide a maintenance plan including the recommended health 

checks for canopy trees and ULE replacement. 

When approved, the plan will be endorsed and will then form part of the 

permit. 

Completion and maintenance of landscaping 

3. The use and development as shown on the endorsed plans must not 

be altered without the written consent of the responsible authority. 

4. Concurrent with the submission of plans required by Condition 1 and 

before the commencement of buildings and works an electronic copy 

of the clubrooms (drawn to scale with dimensions) to the satisfaction 

of the responsible authority must be submitted to and approved by 

the responsible authority. The club rooms must be generally in 

accordance with the concept plan submitted with the application 

dated prepared by DKO Architecture except that the plan must:  
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a. Be informed by and responsive to, an accessibility audit; 

b. Show all elevations to AHD in all perspectives. 

c. Show any cut and fill required. 

d. Show contours across the site to AHD. 

e. Annotate any matter which is a response to the SMP. 

f. Remove the co-location of bin enclosure within the kitchen and 

provide for a separate enclosure with good ventilation, 

accessibility for collection and movement of staff. 

g. Annotate on the plans where appropriate the dimensions of 

rooms, hallways, doors, and parking spaces. 

h. Show the dimension of sporting/recreational facilities provided 

and annotate whether this meets the accepted standards for that 

activity. 

i. Demonstrate that external lighting is appropriately focussed and 

baffled to prevent light spill.  

5. Concurrent with the submission of plans required by Condition 1 and 

before the commencement of buildings and works an electronic copy 

of a Waste Management Plan must be prepared to the satisfaction of 

the responsible authority must be submitted to and approved by the 

responsible authority. The Waste Management Plan must include: 

a. Waste generation 

b. Waste systems 

I. Glass recycling and how this will be accommodated as required 

II. Verify that all waste streams (see above) can be accommodated 

including any associated equipment for moving bins (ie 1,100 

Litre bin) 

III. How hard waste is to be handled from storage area to 

collection and disposal.  

IV. Bins location type, collection 

c. Bin quantity, size & colour 

d. Collection frequency 

e. WMP to verify that sufficient space within storage area must allow 

for bin rotation and safe service provision 

f. Verify cardboard and e-waste storage arrangement. 

g. Bin wash down area and the wash down water discharge to sewer. 

h. Additional waste requirements 

I. Plans showing ALL waste stream disposal points. 

II. Waste infrastructure. 

III. Clear diagram of waste movement. 
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IV. Bin presentation locations – alignment, waste stream type, 

size. 

V. Swept path diagrams illustrating access for collection 

vehicles in the service road. 

i. A requirement that the waste management plan will be reviewed 

and updated at scheduled intervals to meet best practice 

measures, 

j. Provide a list of private contractors which can service the 

development in accordance with the WMP 

6. Concurrent with the submission of plans required by Condition 1 and 

before the commencement of buildings and works an electronic copy 

of a sustainability implementation plan/audit to the satisfaction of 

the responsible authority must be submitted to and approved by the 

responsible authority. The implementation plan must accord with 

the Sustainability Management Plan (SMP) submitted with the 

application prepared by Hip V Hype in October 2021 and specify: 

a. How each commitment under the SMP has been met. 

b. Where a commitment is tied to a future date, specify the date at 

which the commitment will be met.  

c. Clearly identify which plan/document or part of plan or document 

demonstrates the implementation of the SMP. 

d. Where a measure has not been provided, a relevant equivalent 

best practice measure (BPM) must be identified and achieved.  

7. Within 6 months of the completion of a road, building, access path 

or communal area within the next applicable planting season, 

whichever is the earlier; the landscaping works shown on the 

endorsed plans must be carried out and completed to the 

satisfaction of the responsible authority. The landscaping must 

thereafter be maintained to the satisfaction of the responsible 

authority, including that any dead, diseased, or damaged plants are 

to be replaced. 

8. Prior to the use commencing or the construction / placement or 

excavation of land encumbered by an easement (whichever is to 

occur first). A plan of consolidation and easement removal must be 

lodged with the responsible authority for Certification under the 

Subdivision Act 1988 and upon receiving Statement of Compliance 

must be registered with the titles office without delay. 

9. Prior to the use or occupation of any dwelling whether moveable or 

not. The dwelling must provide for the following minimum 

requirements: 

a. Car spaces in garages or carports must be at least 6 metres long 

and 3.5 metres wide for a single space and 5.5 metres wide for a 

double space measured inside the garage or carport. 
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b. Where parking spaces are provided in tandem (one space 

behind the other) an additional 500 mm in length must be provided 

between each space. 

c. Disabled car parking spaces must be designed in accordance 

with Australian Standard AS2890.6-2009 (disabled) and the Building 

Code of Australia.  

Only a Disabled car parking spaces may encroach into an accessway 

width specified in Table 2 by 500mm. 

10. Prior to the use or occupation of a dwelling, the dwelling must be 

connected to a telecommunications network, the stormwater 

management system, electricity, sewer, and water services. 

11. Functional Layout Plan 

Before the commencement of any works onsite and prior to 

endorsement of the civil design plans, a functional layout plan must 

be submitted to and approved by the responsible authority. When 

approved the functional layout plan will be endorsed and will then 

form part of the permit. The functional layout plan must be drawn 

to scale with dimensions. An electronic copy (PDF) must be 

provided. The functional layout plan must be generally in accordance 

with the application plans but incorporate the following: 

a. A plan view layout drawn to scale, including proposed buildings, 

streets, and reserves. 

b. Topography and existing features, including contours for the 

subject land and any affected adjacent land. 

c. The location of all trees (or group of trees) existing on the site, 

including dead trees and those that overhang the site from 

adjoining land. 

d. Details of tree protection zones for all trees to be retained on site. 

e. Any trees proposed for removal from the site clearly designated. 

f. Typical cross-sections for each street type, dimensioning 

individual elements and services offsets. 

g. Swept turning paths through bends & intersections for an 8.8m 

service vehicle. 

h. A table of offsets for all utility services and street trees. 

i. Location and alignment of kerbs, indented parking spaces, 

footpaths, shared paths, bus stops and traffic controls/calming. 

j. The proposed minor drainage network and any land required for 

maintenance access. 

k. The major drainage system, including any watercourse, lake, 

wetland, silt pond, and/ or piped elements showing preliminary 

sizing. 

l. Overland flow paths (1% AEP) to indicate how excess runoff will 

safely be conveyed to the proposed retardation devices. 
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m. Drainage outfall system (both interim and ultimate), indicating 

legal point of discharge and any access requirements for 

construction and maintenance. 

n. Preliminary location of reserves for electrical kiosks. 

o. Works external to the site, including footpath linkages to the bus 

stop on Justice Road, the beach down Bellavista Road and along 

Church Street frontage. 

p. Intersections with Church Street and Settlement Road. 

q. Road layout to provide efficient and safe traffic flow throughout 

the development site. 

12. Before the commencement of any construction works onsite, 

detailed civil construction plans must be prepared to the satisfaction 

of the Responsible authority for endorsement by the Responsible 

authority. All construction plans submitted for approval must be 

consistent with this permit and must conform with the requirements 

of all relevant servicing and road authorities. The plans must be 

drawn to scale with dimensions. An electronic copy (PDF) must be 

provided. The plans must show: 

a. Drainage of the subject land, including levels or contours of the 

land (including relevant external catchments) and all hydraulic 

computations. The drainage plan must be prepared in accordance 

with the Stormwater Strategy prepared by KLM Spatial (Revision 

E 8/04/2022) and also the requirements of the Infrastructure 

Design Manual (IDM) as amended. The drainage plans must 

provide for the following: 

i. How the land including all buildings, open space and paved 

areas will be drained for a 20% AEP & 1 % AEP storm event to 

the legal point of discharge. 

ii. An underground pipe drainage system conveying stormwater to 

the legal point of discharge and connecting into Bass Coast 

Shire Council’s stormwater drainage system. 

iii. The provision of a drainage retardation system within the site 

and prior to the point of discharge into Bass Coast Shire 

Council’s drainage system. The stormwater retardation system 

must be designed to ensure that stormwater discharges arising 

from the proposed development of the land are restricted to 

pre-development flow rates for storm events up to and 

including the 20% & 1% AEP. The retardation system must be 

maintained during the maintenance period to the satisfaction of 

the Responsible authority. 

iv. Provision of over-land surcharge routes for all storm events up 

to and including the 1% AEP. This must include infrastructure 

for the safe and effective passage of stormwater flows arising 

from areas upstream of the subject land discharging into Bass 

Coast Shire Council’s drainage system. 
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v. Compliance with Melbourne Water floodway safety criteria at 

points of discharge in Council Road reserves for the 1 % AEP 

storm event post-development. 

vi. Compliance with the Best Practice Environmental Management 

Guidelines for Urban Stormwater including any quality 

treatments proposed in accordance with these Guidelines and 

the Bass Coast Planning Scheme. 

b. Vehicle and pedestrian access and car parking in accordance with 

IDM standards and to the satisfaction of the responsible authority, 

including: 

i. Engineering plans and specifications of the proposed works 

including all roads, intersections, traffic calming, traffic 

circulation, signage, open space reserves, footpaths, and 

pedestrian linkages. 

ii. All roads to be constructed of a pavement with a sealed 

wearing course. 

iii. Intersection treatments, including service vehicle turning paths. 

iv. Traffic calming for a design speed typical of a shared zone on all 

streets (i.e., 10 km/h). 

v. 1.5m wide concrete footpath linking to the subject site to the 

beach along Bellavista Road, including all necessary pram 

crossings. 

vi. 1.5m wide concrete footpath along the site frontage for the full 

length of Church Street frontage. 

vii. Pram crossings to provide footpath connection from the site to 

existing footpath on Settlement Road. 

viii. Footpath connection to the bus stop on Justice Road. 

ix. Bollards must be provided to prevent direct vehicle access to 

open space reserves from Council Road reserves other than any 

proposed maintenance/emergency access. 

x. Street lighting to Australian standards. 

All works must be constructed or carried out in accordance with these 

plans. 

13. Before commencement of any earthworks onsite, a Construction 

Management Plan (CMP) must be prepared to the satisfaction of the 

Responsible authority for endorsement by the Responsible authority. 

The plans must be drawn to scale with dimensions. An electronic 

copy (PDF) must be provided. The plan must address, but not be 

limited to following: 

a. Address occupational health and safety, traffic management, 

environmental controls, and cultural protection measures to the 

satisfaction of the responsible authority. 
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b. Include the proposed route for construction vehicle access to the 

site including a program for the upgrade and maintenance works 

required along this route while works are in progress. 

c. Include measures to reduce the impact of noise, dust and other 

emissions created during the construction process. 

d. Demonstrate all environmental and cultural protection measures 

identified on a drawing(s) drawn to scale and prepared in 

accordance with Melbourne Water standards for such drawings. 

e. Measures to ensure that no mud, dirt, sand, soil, clay, or stones 

are washed into or allowed to enter the storm water drainage 

system. 

f. Include means by which foreign material will be restricted from 

being deposited on public roads by vehicles associated with the 

building and works on the land to the satisfaction of the 

responsible authority. 

g. Address any recommendations of any approved Cultural Heritage 

Management Plan applying to the land. 

h. Identify the location and method of any Tree Protection Zones. 

i. All machinery bought on the site must be weed and pathogen 

free.  

j. A truck wheel-wash must be installed and used, or a similar 

arrangement employed so vehicles leaving the site do not deposit 

mud or other materials on roadways. All machinery wash down, 

lay down and personnel rest areas must be clearly fenced and 

located in disturbed areas. 

k. Contractors working on the site must be inducted into an 

environmental management program for construction works. 

l. Best practice erosion and sediment control techniques must be 

used to protect any native flora and fauna. 

m. Appropriate mechanisms for protecting environmental and 

heritage assets during the construction phase of subdivision. 

n. landscaping, re-vegetation and construction works carried out on 

the site must be supervised by a person with recognised 

environmental qualifications. 

o. hours of construction work. The CMP must provide that such 

hours are to be 7.00am to 6.00pm Monday to Friday and 7.00am 

to 1.00pm Saturday, with no construction on Sunday or public 

holidays. The CMP must provide that the hours of construction 

from Monday to Saturday (inclusive) may be extended with the 

consent of the responsible authority provided all adjoining 

residents are notified prior to the extended hours of construction. 

All deliveries, unloading and collection of materials associated 

with the construction phase of the development must occur 

within the hours of construction work, unless further permission is 
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given in writing by the responsible authority. 

p. location of the construction worker’s compound. The compound 

must be located a reasonable distance from any neighbouring 

residence to minimise amenity impacts. The compound must be 

used for the storage of building materials, parking for construction 

workers and as the location for the site offices and amenities. 

q. management of all building and construction waste, including any 

measures to recycle materials generated during construction. 

r. locations of cut and fill stockpiles. 

s. the gravel and any other approved soil-derived material used in 

the construction of pedestrian links and paths must be guaranteed 

Phytophthora free. 

t. a liaison officer for contact by residents and the responsible 

authority in the event of relevant queries or problems 

experienced. 

u. timing of bulk earth works. The CMP must detail conditions that 

will cause bulk earth works to be suspended (for example after 

significant and prolonged rain event). 

v. reporting requirements to demonstrate compliance with the 

latest revision of the following documents: 

i. EPA guidelines for Major Construction Sites and Techniques for 

Sediment Pollution Control and other provisions of the 

approved EMP. 

ii. Best Practice Environmental Management Guidelines for Urban 

Stormwater. 

iii. Environmental Guidelines for Urban Stormwater (EPA 

Publication) 

iv. Construction Techniques for Sediment Pollution Control (EPA 

Publication) 

The Construction Management Plan, once endorsed, will form part of the 
permit.  All works constructed or carried out must be in accordance with 

the approved Construction Management Plan. All care must be taken to 

minimise the effect of construction activity on the amenity of the 

surrounding neighbourhood. Once endorsed the Construction 

Management Plan must not be altered except with the written consent of 

the Responsible authority. 

14. Before the occupation of the development, all works must be 

completed in accordance with IDM standard drawings to the 

satisfaction of the Responsible authority including: 

a. All roads, paths, drainage, open space, and other infrastructure in 

accordance with the endorsed civil design plans. 

b. redundant infrastructure on road reserves must be removed and 

the area reinstated to the satisfaction of the Responsible authority 

including appropriate kerbing and channelling, footpath, and 
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landscaping. 

c. street lighting must be provided in accordance with Australian 

Standards (eg: AS1158.3.1) 

d. all landscaping works in accordance with the endorsed landscape 

plan. 

15. Before the occupation of the development, the following must be 

provided to the responsible authority. Copies of the “as 

constructed” engineering roads, drainage, lighting, water 

reticulation and landscaping drawings as follows: 

a. Collated electronic PDF format. 

16. All public works delivered with the development must be maintained 

for defects to the satisfaction of the Responsible authority until asset 

ownership handover in accordance with the IDM 

17. Before the development starts, an application must be made to 

Council’s Environmental Health Department for the Registration of 

a Caravan Park under the provisions of the Residential Tenancies 

(Caravan Parks and Movable Dwellings Registration and Standards) 

Regulations 2010. 

18. Before the development is occupied, reticulated sewerage must be 

provided to each lot and any existing buildings must be connected to 

the reticulated sewerage system to the satisfaction of the 

Responsible authority. 

19. An application must be made to Council’s Health Department for 

Registration of a Food Premises under the provisions of the Food 

Act 1984. 

Vegetation removal conditions 

20. To offset the removal of 0.070 hectares of native vegetation the 

permit holder must secure a native vegetation offset, in accordance 

with the permitted clearing of native vegetation - Biodiversity 

Assessment Guidelines (DEPI 2013) and Native Vegetation Scoring 

Manual (DEPI) as specified below: 

a. A general offset of 0.012 general biodiversity equivalence units 

with the following attributes: 

b. Be located within the Port Phillip and Westernport Catchment 

Management Authority boundary or Bass Coast Shire municipal 

district 

c. Have a strategic biodiversity score of at least 0.146 

21. Before any native vegetation is removed, evidence that the required 

offset for the project has been secured must be provided to the 

satisfaction of the Responsible authority. The offset evidence must 

be: 
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a. A security agreement signed by both parties, to the required 

standard, for the offset site or sites, including a 10-year offset 

management plan; or 

b. An allocated credit extract from the Native Vegetation Credit 

Register 

A copy of the offset evidence will be endorsed by the Responsible 

authority and form part of this permit. 

Department of Transport conditions 

22. Before the development starts, or other time agreed in writing with 

the Head, Transport for Victoria, amended plans to the satisfaction 

of the Head, Transport for Victoria must be submitted to and 

approved by the Responsible authority. When approved, the plans 

will be endorsed and will then form part of the permit. The plans 

must be drawn to scale with dimensions. The plans must be 

generally in accordance with the plans submitted with the 

application but modified to show the South bound bus stop on 

Justice Road upgraded to include: 

a. All access paths and paved surfaces to be a minimum width of 

1.2m and to align with the entrance and exit points of the bus 

stop, 

b. Pedestrian foot path connecting the bus stop to the nearby 

footpath at the roundabout corner, 

c.  9.2 metre long kerbing abutting Justice Road edge for upgraded 

bus stop, 

d. Concrete bus stop hard stand including post, flag, and tactile 

ground surface indicators (cut into the ground and based upon 

standard drawings STD_0064, STD_S0062, STD_S0063 and Bus 

Stop Guidelines Feb 2006), 

e. Bus shelter, associated seating (based upon standard drawings 

STD_S0069) inplan and cross section form and 

f. Allocated space for wheelchairs within bus shelter, 

g. Designed to comply with the Disability Standards for Accessible 

Public Transport 2002 Act. 

Note: Any plan prepared must depict the location of the bus stop, 

pole, concrete hard stand area for passengers, shelter, tactile 

indicators, and distances to any infrastructure (electricity/light poles) 

and street trees. The plan will also need to depict the image of a 

stopped bus (with door locations marked). 

23. Prior to the occupation of the development, all works outlined on 

the endorsed plans must be completed at no cost to and to the 

satisfaction of the Head, Transport for Victoria. 

24. Prior to occupation of the development, the Head, Transport for 

Victoria must be provided with GPS co-ordinates of the bus stop and 

high-resolution photos (300dpi) of the bus stop (streetscape 
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perspective including the entire stop) to the satisfaction of the Head, 

Transport for Victoria. 

25. The permit holder must notify Department of Transport (DOT) a 

minimum of 8 weeks prior to any bus stop upgrade / or temporary 

relocation works approved under this permit. The permit holder 

must notify DOT by either calling 1800 800 007 or email 

customerservice@transport.vic.gov.au 

26. The permit holder must take all reasonable steps to ensure that 

disruption to bus operation along Church Street and Justice Road is 

kept to a minimum during the construction of the development. 

Foreseen disruptions to bus operations and mitigation measures 

must be communicated to Department of Transport eight (8) weeks 

prior by telephoning 1800 800 007 or emailing 

customerservice@transport.vic.gov.au 

Country Fire Authority conditions 

27. The Residential Village Development must be provided with the 

following to the satisfaction of the CFA:  

a. Above or below ground operable hydrants must be provided. The 

maximum distance between these hydrants and the rear of all 

building envelopes (or in the absence of building envelopes, the 

rear of the lots) must be 120 metres and the hydrants must be no 

more than 200 metres apart. These distances must be measured 

around lot boundaries.  

b. The hydrants must be identified with marker posts and road 

reflectors as applicable to the satisfaction of the Country Fire 

Authority. 

28. Roads must be constructed to a standard so that it is accessible in all 

weather conditions and capable of accommodating a vehicle of 15 

tonnes for the trafficable road width. 

a. The average grade must be no more than 1 in 7 (14.4%) (8.1 
degrees) with a maximum of no more than 1 in 5 (20%) (11.3 

degrees) for no more than 50 meters. Dips must have no more 

than a 1 in 8 (12%) (7.1 degree) entry and exit angle. 

b. Curves must have a minimum inner radius of 10 metres. 

c. Have a minimum trafficable width of 3.5 metres and be clear of 

encroachments for at least 0.5 metres on each side and 4 metres 

above the access way. 

29. This Permit will expire if: 

a) The development does not start within 3 years from the date of 

this Permit; and 

b) A plan of consolidation of all lots including the removal of 

easements is not registered at the titles office within 3 years from 

the date of this permit; or 

 

mailto:customerservice@transport.vic.gov.au
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c) The development is not completed within 6 years of the date of 

this Permit; or 

d) The use has not commenced within 1 year of completion of the 

development. 

e) The use is discontinued for a period of 2 years or more. 

The responsible authority may extend the time referred to in accordance 

with Section 69 of the Planning and Environment Act 1987 

Permit Notes 

A. Building permit may be required 

This permit does not constitute any authority to carry out any 

building works or occupy the building or part of the building unless all 

relevant building permits are obtained. 

B. Planning Limitation 

Nothing in the grant of this permit should be construed as granting 

any permission other than planning permission for the purpose 

described. It is the duty of the permit holder to acquaint themselves, 

and comply, with all other relevant legal obligations (including any 

obligation in relation to restrictive covenants and easements affecting 

the site) and to obtain other required permits, consents, or 

approvals. 

C. Build Over Easement 

Separate consent is required to build over the easement. It will be 

necessary to obtain consent from all relevant authorities prior to 

construction. Please note that consent may or may not be given, 

depending on specific site circumstances and conditions. 

D. Retention of Existing Street Trees 

Nothing in the permit hereby issued may be construed to allow the 

removal of damage to or pruning of any street tree without the 

further written consent of the Bass Coast Shire Council. Contact 

Council Arborists on BCOAST (226 278) or (03) 5671 2211 for 

further information. 

E. ResCode (residential siting) not assessed 

This permit application was not assessed against the provisions of 

Clause 55 of the Bass Coast Planning Scheme.  
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Attachments 

AT-1  Neighbourhood Character Assessment by Mesh Planning 22 Pages 

AT-2  Proposed Masterplan by Mesh Planning 1 Page 

AT-3  Landscape Master Plan by John Patrick Landscape Architects 4 Pages 

AT-4  Interface perspective images by Mesh Planning 4 Pages 

AT-5  Sustainability Management Plan by Hip V Hype 24 Pages 

AT-6  Clubhouse floor plans by DKO Architecture 4 Pages 

AT-7  Housing Design Suite by Lifestyle Communities 6 Pages 

AT-8  Aborist vegetetation assessment by ArborCon 85 Pages 

AT-9  Biodiversity Assessment by Ecology and Heritage Partners 44 Pages 

AT-10  Traffic Impact Assessment by One Mile Grid 21 Pages 

AT-11  Waste Management Plan by KLM spatial 17 Pages 

AT-12  Stormwater Management Strategy by KLM Spatial 30 Pages 

AT-13  CONFIDENTIAL - Submissions 28 Pages 
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H.2 Planning Application 210395 - Development of a three storey mixed use 

building (and rooftop) in a Design and Development Overlay (Schedule 11), 

reduction of car parking requirements by five spaces associated with retail 

premises, and alteration of access to a Road in a Transport Zone 2 

File No: CM22/367 

Division: Place Making 

Council Plan Strategic Objective: Sustainable Development 

Prepare for growth while ensuring the 

intrinsic values and character of Bass 

Coast are retained. 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Executive Summary 

Application number: 210395 

Applicant: Matt Dobson c/- Multiply Town Planning 

Land/Address: 150 Thompson Avenue, Cowes VIC 3922 

Ward: Island Ward 

Proposal: Development of a three storey mixed use building 
(and rooftop) in a Design and Development Overlay 

(Schedule 11), reduction of car parking requirements 

by five spaces associated with retail premises, and 

alteration of access to a Road in a Transport Zone 2 

Zone: Commercial 1 Zone (C1Z) 

Overlay: Design and Development Overlay (Schedule 11) 

Aboriginal cultural 

heritage sensitivity 

The site is not located within an area of identified 

cultural heritage sensitivity. 

Title: Lot 39 on Plan of Subdivision 009173 in Volume 

05025 Folio 846.  

 

No covenants or easements affect the land.  

Number of submissions: No objections or submissions were received. 

Reason a Council 

decision is required: 

Council’s delegations require that applications for 

developments of more than $3 million be received by 

Council for determination.  

Officer recommendation: A Planning Permit be issued. 
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Summary of Officer Recommendation 

That Council issue a Planning Permit subject to conditions outlined in the Officer 

Recommendation section of this report. The proposal is recommended for support 

for the following reasons: 

 The proposed development is consistent with the objectives of Local and State 

Planning Policy. 

 The proposed development is consistent with the purpose of the underlying 

Zone on the subject site.  

 The proposed development is consistent with the design intent of Schedule 11 

to the Design and Development Overlay.  

Main Considerations 

The following are the main considerations that formed part of the assessment of this 

application: 

 Neighbourhood character and building scale. 

 Landscape response. 

 Amenity impacts to adjoining properties. 

 Car parking and traffic. 

The Proposal 

This application proposes to construct a three storey mixed use building with a 

rooftop area in accordance with architectural plans prepared by Cassisi Architects Pty 

Ltd. The decision plans are provided as Attachment one and are detailed below: 

 Neighbourhood Context Plan, Site Plan, Ground Floor and First Floor Plan, 

Second Floor and Rooftop Plan, First Floor Apartments Floor Plans (Units 1-

11), Second Floor Apartments Floor Plans (Units 12-22), Elevations, Shadow 

Diagrams, Material Schedule and 3D View Plans (2 sheets), all prepared by 

Cassisi Architects, dated March 2022.  

 Parking Impact Assessment Report prepared by EB Traffic Solutions Pty Ltd, 

dated 05 October 2021. 

 Landscaping Plans (8 pages) prepared by Peninsula Landscape Architects, dated 

25 February 2022.  

 Sustainability Management Plan prepared by Frater Consulting Services Pty Ltd, 

dated 21 February 2022.  

 Waste Management Plan prepared by Frater Consulting Services Pty Ltd, dated 

18 February 2022.  
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Key features of the proposal include: 

 Construction of a three storey mixed use building comprising of:  

o Ground Level: one retail space consisting of 302 square metres, and 33 car 

parking spaces (including 12 in double car stackers). 

o Level 1: 11 apartments consisting of eight x two-bedroom apartments and 3 

x one-bedroom apartments. 

o Level 2: 11 apartments consisting of seven x two-bedroom apartments and 4 

x one-bedroom apartments. 

o Rooftop: 145 square metres of communal open space for tenants of the 

building. 

 The demolition of all existing buildings on the subject site.  

 Removal of existing vegetation on the subject site (not subject to planning 

consideration). 

 A maximum building height of 13.77 metres.  

 

 

Figure 1 – Elevations Diagrams (Decision Plans) 
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Figure 2 – 3D Street Render (north-eastern aspect) (Decision Plans) 

 

Figure 3 – 3D Street Render (south-eastern aspect) (Decision Plans) 

 

Subject Site and Surrounds 

The site is located on the west side of Thompson Avenue, between Church Street to 

the north and Settlement Road to the south. The site is a rectangular shaped lot with 

a 20.12 metre frontage to Thompson Avenue, a maximum depth of 91.44 metres and 

a site area of 1,839 square metres.  
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Figure 4 - Aerial photography of subject site (Source: Council’s GIS System, dated 13 July 

2022) 

 

The site is presently developed with several buildings. Building 1 is located close to 

the front boundary and is a single storey corrugated iron building currently operating 

as a Surf shop. Building 2 is located centrally on the site and is currently used as an 

antiques/collectables shop, and also appears to benefit from a storage space similar to 

a double garage to the rear of the site.  

 

Figure 5 - View of subject site from Thompson Avenue (Page Four of Planning Report 

prepared by Multiply Town Planning Pty Ltd, dated October 2021) 
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The site is located within the main commercial precinct of Cowes, approximately 850 

metres south of the foreshore to the north.  

The main characteristics of the surrounding area are: 

North Adjoining the land to the north is 148 Thompson Avenue. This lot is 

approximately 1856 square metres in area and contains a single storey 
commercial building with a retail frontage, a large sealed carpark to the 

rear and a communications tower in the north-west corner of the lot. The 

building is constructed along the boundary shared with the subject site for 

a length of approximately 47 metres. The lot is accessed via a concrete 

crossover along the northern boundary.  

South  Adjoining the land to the south is 152 Thompson Avenue. This lot is 

approximately 1,784 square metres in area and contains a single storey 

structure to the front of the site and is used as a mini golf course and 

carnival rides. The building is built along the boundary shared with the 

subject site for a length of approximately 20 metres and provides a 

frontage setback of approximately 5.5 metres. Vehicle access is provided 

along the southern boundary 

East  Adjoining (opposite) the land to the east is 149 Thompson Avenue. This 

lot is approximately 724 square metres in area and contains a single storey 

commercial building currently used as a domestic animal supply store.  

West  Adjoining the land to the west is 158 Thompson Avenue (also known as 

220 Settlement Road). This lot is approximately 11,166 square metres in 

area and the portion of the land abutting the development contains a large 

commercial building currently being used as a retail space for Mitre 10 and 

associated loading space to the rear of the allotment. 

 

 

Figure 6 – Site and Surrounds (Source: Council’s GIS System, dated 13 July 2022) 
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Figure 7 - Zoning Map 

Consultation 

Notice of the application was required under Section 52 of the Planning & Environment 

Act 1987, as the responsible authority was not satisfied that the grant of the permit 

would not cause material detriment to any person. 

Council gave notice in the following manner: 

 Sent copies of the Notice by registered mail to 11 land owners and occupiers: 

and 

 Placed a Notice on the land. 

In response to notification the application attracted no submissions.  

Referrals 

The following table outlines the referral requirements of this application. 

Referral Authority Comments 

External (Section 55 of the Planning and Environment Act 1987) 

Department of 

Transport 

No objection to the application subject to conditions.  

Internal (Section 52 of the Planning and Environment Act 1987) 

Development 

Services  

No objection subject to conditions. 

Waste No objection subject to conditions. 
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Planning Scheme Provisions  

Planning Policy Framework Assessment 

The relevant Planning Policy Framework clauses are as follows:  

VPP00 Purpose and Vision 

Clause 02 – Municipal Planning Strategy 

 Clause 02-02 Vision 

 Clause 02-03 Strategic direction 

 Clause 02.04 Strategic framework plan 

VPP11 Settlement 

Clause 11.01 - Victoria 

 Clause 11-01-1S Settlement 

 Clause 11-01-1R Settlement – Gippsland 

 Clause 11-01-1L-01 Settlement 

 Clause 11-01-1L-03 Settlement – Cowes & Silverleaves 

Clause 11.03 - Planning for Places 

 Clause 11.03-1S Activity centres 

 Clause 11.03-1L Cowes activity centre 

 Clause 11.03-4S Coastal settlement 

 Clause 11.03-5S Distinctive areas and landscapes 

VPP 12 Environmental and Landscape Values 

Clause 12.05 Significant Environments and Landscapes 

 Clause 12.05-2S Landscapes 

 Clause 12.05-22L-01Landscapes 

 Clause 12.05-2L-02 Landscape character areas 

VPP 13 Environmental Risks and Amenity 

Clause 13.01 Climate Change Impacts  

 Clause 13.01-1S Natural hazards and climate change  

 Clause 13.05 Noise  

  Clause 13.05-1S Noise abatement  

 Clause 13.07 Amenity and Safety 

  Clause 13.07-1S Land use compatibility  

 

 

 

 

https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/13_05.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/13_05-001S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/13_07.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/13_07-001S.pdf
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VPP 15 Built Environment and Heritage 

Clause 15.01 Built Environment  

 Clause 15.01-1S Urban design 

 Clause 15.01-1L-01 Urban Design in Bass Coast  

  Clause 15.01-1L-02 Landscape design  

  Clause 15.01-1L-03 Signs  

  Clause 15.01-2S Building design  

  Clause 15.01-2L Building design  

  Clause 15.01-4S Healthy neighbourhoods  

  Clause 15.01-5S Neighbourhood character  

  Clause 15.01-5L Neighbourhood character  

Clause 15.02 Sustainable Development  

  Clause 15.02-1S Energy and resource efficiency  

VPP 16 Housing 

 Clause 16.01 Residential Development  

  Clause 16.01-1S Housing supply  

  Clause 16.01-1L Housing supply  

  Clause 16.01-2S Housing affordability  

VPP 17 Economic Development 

Clause 17.01 Employment  

 Clause 17.01-1S Diversified economy  

 Clause 17.01-1R Diversified economy - Gippsland  

 Clause 17.01-1L Diversified economy  

Clause 17.02 Commercial  

 Clause 17.02-1S Business  

 Clause 17.02-1R Commercial centres - Gippsland  

VPP18 Transport 

 Clause 18.02-4S Car parking  

 Clause 18.02-4L Car parking  

VPP 19 Infrastructure 

Clause 19.03 Development Infrastructure  

 Clause 19.03-2S Infrastructure design and provision  

 Clause 19.03-2L Infrastructure design and provision 

 Clause 19.03-3S Integrated water management  

https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/15_01-1L-02.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/15_01-1L-03.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/15_01-002S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/15_01-2L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/15_01-04S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/15_01-005S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/15_01-5L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/16_01.pdf?_ga=2.127108942.276383739.1633241581-1961364932.1627377790
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/16_01-001S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/16_01-1L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/16_01-002S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/16_01.pdf?_ga=2.127108942.276383739.1633241581-1961364932.1627377790
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/17_01-01S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/17_01-1R-4G.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/17_01-1L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/17_02.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/17_02-1R-G.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/18_02-4S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/18_02-4L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/19_03-2L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_03-003S.pdf
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 Clause 19.03-3L Integrated water management  

 Clause 19.03-5S Waste and resource recovery 

The following provides an assessment of the proposal against the relevant Planning 

Policy Framework (PPF) under the themes of Settlement, Coastal Areas, 

Environmental Risks and Amenity, Built Environment and Heritage, Housing and 

Infrastructure.  

The PPF recognises the importance of accommodating development within 
established settlement boundaries in order to limit the impact on the character of the 

area and coastal areas. The PPF further seeks to ensure that a sufficient supply of land 

is available for residential use and encourages the consolidation of urban areas within 

settlement boundaries if that development respects existing neighbourhood character. 

The proposed mixed-use building is considered to have merit when consideration is 

given to the broader state and local policies related to residential development within 

established settlement boundaries and commercial precincts of the Shire. 

The subject site is located within the main commercial centre of Cowes and is 

sufficiently placed to provide access to necessary community services and facilities. 

The mixed-use nature of the proposal provides for a new ground floor retail tenancy 

within the commercial area, whilst providing for a variety of dwelling sizes in the 

apartments located on the first and second floor.  

It is further considered that the redevelopment of an existing commercial site within 

Cowes is encouraged by the policies, in particular directing apartment style 

development within the main commercial precinct.  

Zone Assessment 

Clause 34.01 – Commercial 1 Zone  

The purpose of the Commercial 1 Zone is:  

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 

 To create vibrant mixed use commercial centres for retail, office, business, 

entertainment and community uses. 

 To provide for residential uses at densities complementary to the role and scale of the 

commercial centre. 

The proposed development triggers the requirement for a Planning Permit in the 

Commercial 1 Zone to construct a building or construct or carry out works.  

The proposed development of the land for a mixed-use development is considered to 
be entirely consistent with the purpose of the Zone. The site is considered to be in a 

location that is well suited to a residential and commercial use as it is in close 

proximity to more intensified residential development and commercial precincts.  

The proposal has been considered against the decision guidelines under the C1Z in 

relation to buildings and works, and can be supported for the following reasons:  

 The movement of pedestrians and cyclists, and vehicles providing for supplies, 

waste removal, emergency services and public transport has been assessed as 

being satisfactory. This is further discussed under Clause 52.06 – Car Parking 

in a latter section of this report.  

https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/19_03-3L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_03-005S.pdf
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 A satisfactory number of car parks has been provided for the development 

and is further discussed under Clause 52.06 – Car Parking in a latter section 

of this report.  

 The proposed development is considered to provide for a design response 

that will be a positive presentation to the streetscape allowing for the 

activation of the street frontage with the provision of a pedestrian link to the 

rear of the site.  

 Whilst there are a limited number of landscaping opportunities at the 

frontage of the site on the ground floor, the proposal provides for meaningful 

landscaping as much as practicable for an apartment development, including a 

substantially landscaped communal space on the rooftop.  

 The storage of rubbish and materials for recycling has been considered 

through the submitted Waste Management Plan. A condition on any permit to 

issue will require compliance with this plan.  

 The subject site does not adjoin any residentially zoned land and as a result 

there is considered to be a limited opportunity for overlooking or 

overshadowing to sensitive interfaces.  

 The proposal will furthermore only result in overshadowing of the public 

realm in the later afternoon due to the orientation of the subject site.  

 The subject site is considered to have an adequate ability to provide 

connection to essential services.  

 The design of the building is considered to be of an orientation to provide 

solar access as much as practicable.  

For an apartment development, the objectives, standards and decision guidelines of 

Clause 58 are required to be considered. Compliance with the relevant provisions of 

Clause 58 is discussed in a latter section of this report.  

Overlay Assessment 

Clause 43-02 – Design and Development Overlay – Schedule 11 

The purpose of the Design and Development Overlay is:  

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 

 To identify areas which are affected by specific requirements relating to the design 

and built form of new development. 

The proposed development triggers the requirement for a Planning Permit under the 

Schedule to construct a building or carry out works.  

Schedule 11 provides design objectives which seek to create a coherent coastal village 
character through consistent built form within each precinct of the Activity Centre 

and to promote design excellence, to facilitate development in commercial and mixed 

use areas which fosters street activation, and to facilitate a greater diversity and 

density of housing, consequently setting out the following built form requirements.  
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 Development should be in accordance with the built form requirements within 

the schedule. The site falls within Precinct 2 (Thompson Avenue and Activity 

Centre) area, which specifies a preferred height of 11 metres (3 storeys), 

street wall height of 8 metres (2 storeys), 0 metre street setback and 5 metre 

preferred upper level setbacks above the preferred street wall height.  

 Development must provide continuous awnings:  

o At its frontage to The Esplanade, between Warley Avenue and Bass Avenue. 

o At its frontage to Thompson Avenue, between The Esplanade and 

Settlement Road, with the exclusion of the church and community centre 

sites at the intersection of Thompson Avenue and Church Street.  

 Development should feature quality architecture, be highly articulated and 

provide distinctive façades to create a visually interesting interface with the 

streetscape.  

Schedule 11 of Clause 43.02 also contains the following (as relevant) decision 

guidelines which have formed part of this assessment: 

 The extent to which the façade of the development is articulated to break up 

building mass.  

The proposal has been considered against the decision guidelines under the DDO and 

more particularly the relevant decision guidelines of Schedule 11, and can be 

supported for the following reasons:  

 The proposal has been assessed as providing a satisfactory response to the 

design requirements of the schedule, through providing appropriate setbacks to 

the street frontage, wall heights and maximum building heights.  

 Whilst the proposed maximum height exceeds the preferred height by 0.85m, 

it is considered that the overall built form of the development presenting as 

three storeys is entirely consistent with the intended design outcomes whilst 

providing for improved internal amenity for future residents.  

 The rooftop communal open space areas and lift overruns, whilst presenting a 

height of up to 13.7m, are well setback into the development site and are 

sufficiently recessed into the allotment for the development to maintain a 

consistent built form at the streetscape congruent with the intended design 

outcomes under the Overlay.  

 The development includes the provision of a continuous awning across the 

frontage with Thompson Avenue in line with the requirements for 

development in this precinct.  

 The proposal furthermore is considered to present a high-quality architectural 

finish with distinctive articulation and setbacks congruent with the preferred 

built form outcomes for the precinct.  

 The provision of a commercial space at the frontage of the development on the 

ground floor with floor to ceiling glazed windows contributes to street 

activation of Thompson Avenue, and the eastern balconies furthermore 

contribute to the provision of passive street surveillance.  
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 The development includes the provision of one and two bedroom apartments 

within the commercial precinct of Cowes, and therefore is considered to 

provide for increased housing diversity and improved housing affordability 

within Cowes.  

 It is considered that the proposal is consistent with local and state housing 

policies which direct preference for greater residential densities in commercial 

and mixed-use areas of Victoria and Cowes more specifically.  

 It is further considered that the proposal provides for adequate landscaping 

where appropriate within the site, and conditions on the permit will further 

contribute to an improved landscaping outcome within the communal open 

space area on the rooftop.  

Particular Provisions Assessment  

Clause 52.06 – Car Parking 

Clause 52.06-1 applies to: 

 a new use; or 

 an increase in the floor area or site area of an existing use; or 

 an increase to an existing use by the measure specified in Column C of Table 1 in 

Clause 52.06-5 for that use. 

The proposal will provide 33 number of spaces, which is a shortfall of five car parking 

spaces. Therefore, in accordance with Clause 52.06-3 a permit is required to reduce 

(the number of car parking spaces required under Clause 52.06-5.  

The statutory parking requirements from Table 1 to Clause 52.06-5 are as follows:  

Use Description Statutory Parking 

Rate 

Statutory 

Requirement 

Residential 7 x one-bedroom 

dwellings 

One space per 

dwelling 

7 spaces 

15 x two-bedroom 

dwellings 

One space per 

dwelling 

15 spaces 

22 dwellings – 

visitors 

One space per 5 

dwellings 

4 spaces 

Retail 302 square metre 

tenancy 

4 spaces per 100 

square metres 

12 spaces 

Total 38 spaces 

 

The assessment for the proposal requires the provision of 38 car spaces. The 

application is consequently seeking a waiver of five spaces.  

The development has proposed the provision of 33 spaces within the site and does 

not meet the statutory requirement and is seeking to waive five of the spaces 

associated with the retail tenancy from the requirements to be absorbed into the 

existing off-site traffic and car parking network.  
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It is noted that with reference to the Building Code of Australia, the proposed retail 

shop is required to provide one disabled parking space, which is provided within the 

ground floor car park.  

A Traffic Report prepared by EB Traffic Solutions Pty Ltd dated 05 October 2021 has 

provided an assessment and justification for the car parking reduction including a car 

parking demand assessment as required by the planning scheme.  

The reduction in car parking requirements is considered supportable for the following 

reasons:  

 All long-term parking demands generated by residents and commercial staff are 

provided for on-site. 

 Residential visitors can be provided for on-site during the day and evening (up 

to four spaces) and can also include the use of retail staff spaces in the evening 

if required (further six spaces).  

 Local policy supports the sharing of on-street parking between multiple land 

uses.  

 The car parking demand assessment during Friday and Saturday peak times 

indicates a sufficient capacity of the existing street parking network to 

accommodate the shortfall of five spaces.  

 The results of the parking surveys indicate that there is an adequate supply of 

available on-street parking which the statutory shortfall of five spaces is not 

considered to present an adverse impact on the amenity of the surrounding 

area.  

The car parking layout plan is considered to have satisfied the Design Standards set 

out in Clause 52.06, and swept path diagrams have been submitted with the proposal 

to demonstrate that vehicles will be able to safely and efficiently maneuver, ingress 

and egress from the car parking areas to enter and exit the site in a forward 

direction.  

The proposal has indicated that 12 of the car spaces will be situated in mechanical 

stackers. The Planning Scheme considers mechanical parking at Design Standard 4. 

The proposal is considered to meet the relevant design standards.  

Clause 52.29 – Land Adjacent to the Principle Road Network 

Clause 52.29 applies to land adjacent to a road in the Transport Zone 2.  

Pursuant to Clause 52.29-2, a permit is required to alter access to a road in a 

Transport Zone 2.  

The application has been assessed against the decision guidelines of Clause 52.29-6 

and can be supported for the following reasons:  

 The proposal has been assessed as providing a satisfactory response to the 

Municipal Planning Strategy and relevant Planning Policy Framework.  

 The proposal has been referred to the Department of Transport, who have 

provided consent to the application subject to the inclusion of relevant 

conditions on the permit.  

 The proposal is not considered to result in any significant adverse impacts on 

the operation of the road nor on public safety.  
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Clause 52.34 – Bicycle Facilities  

Clause 52.34 seeks to encourage cycling as a mode of transport and provide secure, 

accessible, and convenient bicycle parking spaces and associated shower and change 

facilities. 

In accordance with Clause 52.34-5 the proposed use must provide one bicycle space 

for the retail space and is not required to accommodate bicycle spaces for residential 

dwellings as the development is less than four storeys.  

The proposal nonetheless will provide for six bicycle spaces located within the 

parking area on the ground floor, thereby making provision for residents of the 

building in excess of the statutory requirement. 

Clause 58 – Apartment Developments  

The proposed development has been assessed as meeting all the relevant objectives 

and decision guidelines, and most of the relevant standards of Clause 58. A summary 

of this assessment is as follows:  

Urban Context 

The subject site is considered to be in an area that has strategic policy support for a 

mixed use development under the Planning Policy Framework and has been 

accompanied by a satisfactory urban context report and design response which 

demonstrates the consistency of the development with the surrounding area.  

The proposal provides for increased housing diversity to suit a range of requirements 

for future residents of the development, and the proposal is situated in an area with 

access to a range of services, facilities and existing infrastructure, whilst presenting a 

satisfactory streetscape outcome congruent with the preferred character of the 

surrounding precinct.  

Site Layout 

The proposal provides for a development that is oriented and designed to maximise 

the potential access to solar energy. Due to the east/west orientation of the subject 

site, only six of the 22 units will have south facing Secluded Private Open Space 

(SPOS) and living areas.  

It is considered that on balance the proposal provides for an appropriate design 

response which achieves the objectives set out under the Standard. 

The proposal further provides for communal open space in a rooftop area, in excess 

of the minimum requirements of the Standard, which will achieve sufficient solar 

access, be appropriately landscaped, and be accessible to all residents of the 

development via lift or stairs.  

The development has been assessed as providing an appropriate response to the 

requirements of Clause 52.06 (car parking) and is further considered to be able to 

manage the treatment and dispersal of stormwater.  

Appropriate conditions will be included should a permit issue to increase the extent 

of canopy cover provided through landscaping.  
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Amenity Impacts 

The proposal has provided a suitable design response which provides sufficient 

setbacks congruent with the preferred design character of the area, which allow for 

sufficient solar access to habitable areas whilst preventing views between apartments 

and allowing reasonable outlook from new dwellings.  

The proposal is considered to have limited on-site and off-site potential impacts from 

noise through considered design, location and siting of buildings, car parking areas, 

reception and services including lift wells and car stackers.  

On-Site Amenity and Facilities 

The proposal is considered to be able to achieve a design that meets the needs of 

people with limited mobility, and a condition will be included on the permit to issue 

which requires amended internal floor plans which clearly demonstrate compliance 

with Standard D18.  

Entries to the building and dwellings provide for the safe, function and efficient 

movement of residents, and each dwelling is provided with satisfactory private open 

space congruent with the objectives of Standard D20.  

Apartments 4, 7, 8, 18, and 19 do not satisfy the minimum depths of 2.0m for SPOS 

for the entirety of the SPOS area, however it is noted that each of these apartments 

is provided with additional square meterage above the eight square metre minimum.  

All dwellings furthermore have access to the communal rooftop area, and it is 

considered that on balance the objectives of the standard are achieved. 

Each dwelling is provided with sufficient amounts of internal and/or external storage 

in excess of the requirements.  

Detailed Design 

Common property within the development is clearly delineated from private 

property, and the commercial area of the development is further separated from the 

residential component through being located on the ground floor.  

The application is considered to be able to meet the relevant requirements for the 

location of site services through appropriate conditions on the permit. The proposal 

includes the placement of low profile services on the rooftop, and conditions will be 
included should a permit issue to ensure that mail boxes and meters are placed in an 

appropriate location of the development.  

The proposal has been accompanied by a Waste Management Plan which 

demonstrates that the development complies with Council’s waste management 

strategies including the separation of landfill, comingled recyclables and food and 

garden waste.  

The proposal is further considered to be constructed out of high quality architectural 

materials appropriate within the coastal design context and congruent with the 

preferred and emerging neighbourhood character.  
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Internal Amenity 

With the exception of apartments 4, 12, 14, and 15, each apartment meets the 

minimum bedroom and living area dimensions as specified by the relevant Standards. 

The aforementioned apartments contain primary bedrooms that are a maximum of 

100mm shorter than required depth, and it is considered that the shortfalls in 

minimum dimensions by up to 100mm are acceptable in the aforementioned 

apartments given that bedroom storage is entirely located outside of this area, and 

the apartments provide for additional useable living and SPOS area above the 

minimum requirements of Table D12 (living area) and Standard D20. 

The room depth for each dwelling is considered to be able to allow adequate daylight 

into single aspect habitable rooms due to the generous internal ceiling heights.  

Given the shape and narrow dimensions of the allotment, a number of the apartments 

in the centre of the building are not presented access to multiple orientations of the 

building, and therefore it is difficult to strictly meet the standard with respect to 

cross-ventilation.  

It is considered that the provision of large windows and sliding doors allows for a 

sufficient compromise and maximum opportunity for natural ventilation to allow for 

passive cooling and air circulation within the dwellings. 

Conclusion  

The application has been assessed against the Bass Coast Planning Scheme and is 

considered to be consistent with the relevant Planning Policy Framework, decision 

guidelines of the Commercial1 Zone, Schedule 11 to the Design and Development 

Overlay, and the relevant standards and objectives of Clause 58 as they relate to 

Apartment Developments.  

The application underwent notification and as a result there were no submissions 

received.  

It is recommended that Council resolve to Grant a Planning Permit for planning 

application 210395, subject to conditions. 
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Recommendation 

That in relation to Planning Permit application 210395 for development of 

a three-storey mixed use building in the Design and Development Overlay 

(Schedule 11), a reduction of car parking requirements by six spaces 

associated with retail premises and alteration of access to a Road in a 

Transport Zone 2 at 150 Thompson Avenue, Cowes VIC 3922, Council 

resolves to issue a Planning Permit subject to the following conditions: 

Amended plans required 

1. Before development commences, amended plans drawn to scale 

with dimensions must be submitted to and approved by the 

responsible authority. The plans must be generally in accordance 

with the plans prepared by Cassisi Architects, Dated March 2022, 

but modified to show: 

a) An additional roof plan which shows the proposed pergolas in the 

communal open space. 

b) Location of air conditioning units (must be screened on rooftop). 

c) Amended internal floor plans which clearly demonstrate 

compliance with Standard D18 of Clause 58 (Accessibility), 

including:  

i. Identifying which apartments are considered to meet the 

minimum requirements.  

ii. Dimensions shown on internal doorways. 

iii. Identifying which bathroom design option has been adopted.  

d) Amended floor plans which show the location of a bin cleaning 

area, including the provision of an in-floor drain. 

e) Amended floor plans which show the location of mailboxes in 

accordance with Standard D23 of Clause 58 (Site Services) 

f) An amended landscape plan in accordance with Condition 3. 

g) Civil design plans in accordance with Condition 5. 

h) A Construction Management Plan in accordance with Condition 6. 

i) Amended driveway plans in accordance with Condition 34 as 

provided by the Department of Transport 

All to the satisfaction of the responsible authority. When approved, the 

plans will be endorsed and will then form part of this Permit. 

Layout not to be altered – Development 

2. The development as shown on the endorsed plans must not be 

altered without the written consent of the responsible authority. 
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Landscape Plan to be modified 

3. Concurrent with the submission of plans required by Condition 1 and 

before the commencement of buildings and works an electronic copy 

of a Landscape Plan (drawn to scale with dimensions) to the 

satisfaction of the responsible authority must be submitted to and 

approved by the responsible authority. The Landscape Plan must be 

generally in accordance with the landscape concept plan submitted 

with the application dated 25 February 2022 prepared by Peninsula 

Landscape Architects, except that the plan must show: 

a) Any design changes as required by Condition 1. 

b) The inclusion of at least three small trees within the communal 

rooftop garden area. The trees must be selected from Indigenous 

Plants of Bass Coast Shire.  

When approved, the plan will be endorsed and will then form part of the 

permit. 

Completion and maintenance of landscaping 

4. Within 3 months of the issue of an occupancy permit for the building 

or within the next applicable planting season, whichever is the 

earlier; the landscaping works shown on the endorsed plans must be 

carried out and completed to the satisfaction of the responsible 

authority. The landscaping must thereafter be maintained to the 

satisfaction of the responsible authority, including that any dead, 

diseased or damaged plants are to be replaced. 

Civil Design Plans 

5. Concurrent with the submission of plans required by Condition 1 and 

before the issue of a building permit by a relevant building surveyor, 

detailed civil construction plans must be submitted to and approved 

by the Responsible authority. When approved, the plans will be 

endorsed and will then form part of the permit. All construction 

plans submitted for approval must be consistent with this permit and 
must conform with the requirements of all relevant servicing 

authorities. The plans must be drawn to scale with dimensions and 

an electronic copy (PDF) must be provided. The plans must show: 

a) Drainage of the subject land, including levels or contours of the 

land on AHD (including relevant external catchments) and all 

hydraulic computations. The drainage plan must be prepared in 

accordance with the requirements of the Infrastructure Design 

Manual (IDM) as amended and must provide for the following: 

i. How the land including all buildings, open space and paved areas 

within each lot will be drained for a 20% AEP storm event to the 

legal point of discharge. 

ii. An underground pipe drainage system conveying stormwater to 

the legal point of discharge and connecting into Bass Coast Shire 

Council’s stormwater drainage system by the existing 

underground drainage property connection. 
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iii. The provision of stormwater detention within the site and prior 

to the point of discharge into Bass Coast Shire Council’s drainage 

system. The stormwater detention system must be designed to 

ensure that stormwater discharges arising from the proposed 

development of the land are restricted to pre-development flow 

rates. The rate of pre-development stormwater discharge shall 

be calculated using an allowable discharge rate for the site 37 

l/sec/ha.  

iv. Provision of over-land surcharge routes for all storm events up 

to the 1% AEP. This must include cut-off drains and associated 

infrastructure for the safe and effective passage of stormwater 

flows arising from areas upstream of the subject land discharging 

into Bass Coast Shire Council’s drainage system. 

v. No part of any above ground stormwater detention system is to 

be located within a stormwater drainage easement or a sewerage 

easement unless with the Responsible authority’s written 

approval. 

vi. Any above ground detention tanks to be deferred via a Section 

173 agreement must be noted on the plans. 

b) Vehicle and pedestrian access and car parking to the satisfaction 

of the Responsible authority including: 

i. A vehicle access to, to be designed in accordance with IDM 

standards (SD 250). Clearance from obstructions including 

existing street trees, service authority assets, footpaths, kerb and 

channel, poles, rain gardens, pits, cables, pipes, bus shelters / 

stops, street furniture, signs, etc. must be shown on the plans. 

ii. Car parking areas and access ways on-site to be designed, 

constructed, and sealed with an all-weather seal pavement 

(asphalt or concrete) to the satisfaction of the Responsible 

authority. 

iii. Car parking spaces and access aisles designed in accordance 

with the Australian Standard for off-street car parking AS 2890.1 

- 2004 and the Bass Coast Planning Scheme. 

iv. Building envelopes (existing or proposed), service authority 

assets on site, all easements (existing, proposed and implied) and 

other building, drainage and access restrictions / obstructions as 

applicable. 

Construction Management Plan 

6. Concurrent with the submission of plans required by Condition 1 and 

before the issue of a building permit is issued by a relevant building 

surveyor, a Construction Management Plan (CMP) must be 

prepared to the satisfaction of the Responsible authority for 

endorsement by the Responsible authority. The plans must be drawn 

to scale with dimensions. An A1 plan and an electronic copy (PDF) 

must be provided. The plan must address, but not be limited to 

following: 
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a) Address occupational health and safety, traffic management, 

environmental controls and cultural protection measures to the 

satisfaction of the responsible authority. 

b) Include the proposed route for construction vehicle access to the 

site including a program for the upgrade and maintenance works 

required along this route while works are in progress. 

c) Include measures to reduce the impact of noise, dust and other 

emissions created during the construction process. 

d) Demonstrate all environmental and cultural protection measures 

identified on a drawing(s) drawn to scale and prepared in 

accordance with Melbourne Water standards for such drawings. 

e) Measures to ensure that no mud, dirt, sand, soil, clay or stones are 

washed into or allowed to enter the storm water drainage system. 

f) Include means by which foreign material will be restricted from 

being deposited on public roads by vehicles associated with the 

building and works on the land to the satisfaction of the 

responsible authority. 

g) Address any recommendations of any approved Cultural Heritage 

Management Plan applying to the land. 

h) Identify the location and method of any Tree Protection Zones. 

i) All machinery bought on the site must be weed and pathogen 

free.  

j) A truck wheel-wash must be installed and used, or a similar 

arrangement employed so vehicles leaving the site do not deposit 

mud or other materials on roadways. All machinery washes down, 

lay down and personnel rest areas must be clearly fenced and 

located in disturbed areas. 

k) Contractors working on the site must be inducted into an 

environmental management program for construction works. 

l) Best practice erosion and sediment control techniques must be 

used to protect any native flora and fauna. 

m) Appropriate mechanisms for protecting environmental and 

heritage assets during the construction phase of subdivision. 

n) landscaping, re-vegetation and construction works carried out on 

the site must be supervised by a person with recognised 

environmental qualifications. 

o) hours of construction work: The CMP must provide that such 

hours are to be 7.00am to 6.00pm Monday to Friday and 7.00am 

to 1.00pm Saturday, with no construction on Sunday or public 

holidays. The CMP must provide that the hours of construction 

from Monday to Saturday (inclusive) may be extended with the 

consent of the Responsible authority provided all adjoining 

residents are notified prior to the extended hours of construction. 

All deliveries, unloading and collection of materials associated 
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with the construction phase of the development must occur 

within the hours of construction work, unless further permission is 

given in writing by the Responsible authority. 

p) location of the construction worker’s compound: The compound 

must be located a reasonable distance from any neighbouring 

residence to minimise amenity impacts. The compound must be 

used for the storage of building materials, parking for construction 

workers and as the location for the site offices and amenities. 

q) management of all building and construction waste, including any 

measures to recycle materials generated during construction. 

r) locations of cut and fill stockpiles. 

s) the gravel and any other approved soil-derived material used in 

the construction of pedestrian links and paths must be guaranteed 

Phytophthora free. 

t) a liaison officer for contact by residents and the Responsible 

authority in the event of relevant queries or problems 

experienced. 

u) timing of bulk earth works. The CMP must detail conditions that 

will cause bulk earth works to be suspended (for example after 

significant and prolonged rain event). 

v) reporting requirements to demonstrate compliance with the 

latest revision of the following documents: 

i. EPA guidelines for Major Construction Sites and Techniques for 

Sediment Pollution Control and other provisions of the approved 

EMP. 

ii. Best Practice Environmental Management Guidelines for Urban 

Stormwater. 

iii. Environmental Guidelines for Urban Stormwater (EPA 

Publication) 

iv. Construction Techniques for Sediment Pollution Control (EPA 

Publication) 

7. The Construction Management Plan, once endorsed, will form part 

of the permit. All works constructed or carried out must be in 

accordance with the approved Construction Management Plan. All 

care must be taken to minimise the effect of construction activity on 

the amenity of the surrounding neighbourhood. Once endorsed the 

Construction Management Plan must not be altered except with the 

written consent of the Responsible authority. 

8. No mud, dirt, sand, soil, clay, stones, oil, grease, scum, litter, 

chemicals, sediments, gross pollutants, animal waste or domestic 

waste shall be washed into, allowed to enter or discharged to the 

stormwater drainage system, receiving waters or surrounding land 

and road reserves, during the construction works hereby approved 

to the satisfaction of the Responsible authority. 
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9. The onsite stormwater drainage system including stormwater 

detention, installed in accordance with the endorsed plans, must not 

be removed or modified without the further approval (in writing) of 

the Responsible authority. 

10. Before the issue of a certificate of occupancy, the following works 

must be completed to the satisfaction of the Responsible authority 

including all necessary permits being obtained and inspections 

undertaken: 

a) All civil construction works, must be constructed in accordance 

with the civil design plans for the property as endorsed by the 

Responsible authority pursuant to this Planning Permit 

b) All drainage works (excluding any above ground detention tanks 

deferred via a Section 173 agreement) in accordance with the 

endorsed civil plans. 

c) Photographic evidence of the legal point of connection to 

Council’s drainage system must be provided if Council inspection 

cannot be arranged prior to backfilling. 

d) Areas for common property, vehicle access and car parking within 

the land must be constructed in accordance with the endorsed 

civil design plans. 

e) All proposed vehicle crossings must be constructed in accordance 

with the endorsed plans and IDM standards, 

f) All redundant infrastructure (including vehicle crossings) abutting 

the site shall be removed and the kerb, channel, naturestrip and 

footpath shall be reinstated. 

g) Removal of any sheds or redundant buildings 

Environmentally Sustainable Design 

11. Concurrent with the submission of plans required by Condition 1, an 

amended Sustainability Management Plan must be submitted to and 

approved by the responsible authority. The plan must be generally in 

accordance with the SMP prepared by Frater Consulting Services, 

dated 21 February 2022, but amended to include the following:  

a) The provision of a Sustainable Design Scorecard report or 

equivalent.  

b) Preliminary building energy rating to align with the plans.  

c) Preliminary NatHERS energy ratings for each thermally unique 

dwelling.  

d) Single side dwellings deeper than 5 metres to be provided with 

mixed mode ventilation providing fresh air rates of at least 

2.5L/s/m2 of air movement to each habitable room for residential, 

or an increase of at least 100% on minimum rates set out in AS 

1668.2-2002 for retail areas. 
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e) Clearly state that in addition to producing a Building User’s Guide 

that it will be provided to occupants.  

12. When endorsed the Sustainability Management Plan will form part 

of the permit and must be maintained to the satisfaction of the 

responsible authority.  

13. Prior to the occupation of the building, all measures specified in the 

endorsed Sustainability Management Plan must be implemented in 

accordance with the approved plan. 

Waste Management 

14. Collection of waste must be in accordance with the Waste 

Management Plan as approved by the responsible authority. 

Collection of waste must be undertaken by a private contractor and 

must not cause unreasonable disturbance to nearby residential 

properties to the satisfaction of the responsible authority in 

accordance with the endorsed Waste Management Plan. 

15. All waste material not required for further on-site processing must 

be regularly removed from the site. All vehicles removing waste 

must have fully secured and contained loads so that no wastes are 

spilled, or dust or odour is created to the satisfaction of the 

responsible authority. 

16. Collection of waste must be constructed so as not to cause any 

unreasonable disturbance to nearby residential properties and may 

only take place during the following times:  

a) Monday to Friday: 7:00am to 7:00pm 

b) Saturday & Public Holidays: 9:00am to 5:00pm 

c) Sunday: No collection allowed 

All to the satisfaction of the responsible authority 

17. Adequate provision must be made for the storage and collection of 

garbage, bottles and solid waste in bins or receptacles to the 

satisfaction of the responsible authority.  

18. Storage bins shall be screened from view of the street and 

adequately covered to the satisfaction of the responsible authority to 

minimise dispersal of material by wind or water and vermin and pest 

insect access. Appropriate controls shall be implemented to restrict 

the movement of windblown litter and prevent the site appearing 

unsightly. No litter shall be discharged beyond the boundaries of the 

site. All storage areas shall be surfaced and capable of being washed 

down with waste water being directed to sewer via an appropriate 

litter trap. No odour shall be emitted from any waste storage areas 

so as to cause offence to adjoining property occupiers to the 

satisfaction of the responsible authority. 
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Amenity 

19. No buildings or works are to be constructed over any easement or 

other restriction on the land or any sewers, drains, pipes, wires or 

cable under the control of the public authority without the prior 

written consent of the relevant authority and the responsible 

authority.  

20. The areas must be constructed and drained to prevent diversion of 

flood or drainage waters and maintained in a continuously usable 

condition to the satisfaction of the responsible authority.  

21. Car spaces, access lanes and driveways must be kept available for 

these purposes at all times.  

22. All air conditioning plant and equipment and services shall be 

located so as to be incorporated within the building and should not 

project beyond the roofline or from an external wall and 

appropriately located and baffled to minimise noise levels to the 

satisfaction of the Responsible authority. 

23. The amenity of the area must not be detrimentally affected by the 

use or development, through the emission of noise to the 

satisfaction of the responsible authority.  

24. All security alarms or similar devices installed on the land must be of 

a silent type in accordance with any current standard published by 

Standards Australia International Limited and be connected to a 

security service.  

25. The development must be managed to the satisfaction of the 

responsible authority, so that the amenity of the area is not 

detrimentally affected through the:  

a) Transport of materials, goods or commodities to or from the 

land.  

b) Appearance of any buildings works or materials.  

c) Emission of noise, artificial light, vibration, smell, fumes, smoke, 
vapor, steam, soot, ash, dust, waste water, waste products, grit or 

oil.  

d) Presence of vermin.  

26. All buildings and works must be maintained in good order and 

appearance to the satisfaction of the responsible authority.  

27. Appropriate measures must be implemented throughout the 

construction stage of the development to rectify and/or minimise 

mud, crushed rock, or other debris being carried onto public roads 

or footpaths from the subject land to the satisfaction of the 

Responsible authority. 

28. Any poles, service pits or other structures/features on the footpath 

required to be relocated to facilitate the development must be done 

so at the cost of the applicant and subject to the relevant authority’s 

consent.  
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29. All utility services to the subject land and buildings approved as part 

of this permit must be provided underground to the satisfaction of 

the responsible authority by completion of the development.  

30. The external faces of walls on or facing boundaries must be cleaned 

and finished to an acceptable standard to the satisfaction of the 

Responsible authority. 

Occupation of the development 

31. The development must not be occupied until the following works 

have been completed to the satisfaction of the Responsible 

authority: 

a) The premises are connected to a reticulated water supply, 

sewerage, drainage and underground electricity to the 

requirements of the relevant servicing authority. 

b) Power and telephone lines to all new dwellings must be placed 

underground from the main point of service supplied by the 

relevant authority outside the boundaries of the subject land. 

c) The communal bin storage area must be provided for each 

dwelling and must be located so as not to be detrimental to the 

visual amenity of the neighbourhood. 

d) A mailbox must be provided to the satisfaction of the responsible 

authority and Australia Post. 

 Mechanical parking 

32. The mechanical parking must be used in accordance with the 

following: 

a) At least 25 per cent of the mechanical car parking spaces can 

accommodate a vehicle height of at least 1.8 metres 

b) Car parking spaces that require the operation of the system are 

not allocated to visitors unless used in a valet parking situation 

c) The design and operation are to the satisfaction of the responsible 

authority 

Department of Transport 

33. Only one point of access to the property will be permitted which will 

be via the existing double crossover. 

34. Concurrent with the submission of plans required by Condition 1 and 

before the commencement of buildings and works, amended plans 

showing a passing area at the entrance a minimum 6.1 metres and 7 

metres long must be submitted and approved by the Head, 

Transport for Victoria. When approved by the Head, Transport for 

Victoria, the plans must be endorsed by the responsible authority 

and will form part of the planning permit.  
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35. Prior to the occupation of the development all redundant vehicle 

crossings must be removed, and the area reinstated with kerb and 

channel including the nature strip to the satisfaction of and at not 

cost to the Head, Transport for Victoria.  

Time for Starting and Completion 

36. This Permit will expire if: 

a) The development does not start within 2 years from the date of 

this Permit; or 

b) The development is not completed within 4 years of the date of 

this Permit. 

The responsible authority may extend the time referred to if a request is 

made in writing before this Permit expires or within six months after the 

expiry date if the development has not commenced. 

If the development has commenced, the responsible authority may extend 

the time referred to if a request is made in writing within twelve months 

of the expiry date.  

Permit Notes 

I. Building permit may be required 

This permit does not constitute any authority to carry out any building 

works or occupy the building or part of the building unless all relevant 

building permits are obtained. 

II. Planning permission 

Nothing in the grant of this permit should be construed as granting any 

permission other than planning permission for the purpose described. It 

is the duty of the permit holder to acquaint themselves, and comply, 

with all other relevant legal obligations (including any obligation in 

relation to restrictive covenants and easements affecting the site) and 

to obtain other required permits, consents or approvals. 

III. Failure to Comply 

Any failure to comply with the conditions of this permit may result in 
action being taken to have an Enforcement Order made against some 

or all persons having an interest in the land and may result in legal 

action or the cancellation of this permit by the Victorian Civil and 

Administrative Tribunal. 

IV. Side and rear boundary fencing not part of approval 

This Planning Permit represents the Planning approval for the 

development of the land. Side and rear boundary fences do not form 

part of this Planning approval. All matters relating to the boundary 

fences shall be in accordance with the provisions of the Fences Act 1968, 

i.e., Council will not deliberate on which option prevails but rather the 

permit holder and adjoining owners will need to cooperatively resolve 

which of the above outcomes is mutually acceptable. 
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V. Retention of Existing Street Trees 

Nothing in the permit hereby issued may be construed to allow the 

removal of damage to or pruning of any street tree without the further 

written consent of the Bass Coast Shire Council. Contact Council 

Arborists on BCOAST (226 278) or (03) 5671 2211 for further 

information. 

VI. Permit to Building Surveyor 

The permit holder/applicant/owner must provide a copy of the Planning 

Permit to any appointed Building Surveyor. It is the responsibility of the 

permit holder/applicant/owner and the Building Surveyor to ensure that 

the development approved by this Permit is consistent with any 

Building Permit approved and that all works are consistent with the 

endorsed plans approved under this Planning Permit." 

VII. Asset Protection Permit 

Unless exempted by the Bass Coast Shire, an Asset Protection Permit 

must be obtained prior to the commencement of any proposed building 

works, as defined by Local Law No. 1 Neighbourhood Amenity 2012. 

Bass Coast Shire Council’s Asset Protection Officer must be notified in 

writing at least 7 days prior to the building works commencing or prior 

to the delivery of materials/equipment to the site. 

VIII. Road Occupation Permit 

A Bass Coast Shire Road Occupation Permit must be obtained prior to 

the commencement of the construction of all new vehicle crossings and 

for the upgrading, alteration or removal of existing vehicle crossings. 

The relevant fees, charges and conditions of the Road Occupation 

Permit will apply to all vehicle crossing works. It is a requirement that 

all vehicle crossing works be inspected by Bass Coast Shire Council’s 

Asset Protection Officer. 

IX. Department of Transport 

The proposed development requires reinstatement of redundant 
vehicle crossovers to kerb and channel including the nature strip. 

Separate approved under the Road Management Act 2004 for this 

activity may be required from the Head, Transport for Victoria. Please 

contact the Department of Transport prior to commencing any works.  

X. Stormwater Discharge Point 

A Bass Coast Stormwater Discharge Point must be obtained prior to 

the connection of all new stormwater drainage into Bass Coast 

Council’s stormwater drainage system. All new stormwater drainage 

connections must be inspected by Bass Coast Council’s Asset 

Protection Officer before any backfilling of the connection is 

undertaken. 
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Attachments 

AT-1  Development Plans 11 Pages 
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H.3 Planning Application 220124 - Brick Kiln Road Corinella - Development of 

land for a dwelling and outbuilding (shed) in the RAZ, HO, and ESO1.  

File No: CM22/424 

Division: Place Making 

Council Plan Strategic Objective: Sustainable Development 

Prepare for growth while ensuring the 

intrinsic values and character of Bass 

Coast are retained. 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Purpose of Report 

For Council to consider a planning application for the development of land for a 

dwelling and associated outbuilding (shed) in a Rural Activity Zone (RAZ1) and an 

Environmental Significance Overlay (ESO1) and Heritage Overlay (HO) at Brick Kiln 

Road, Corinella.  

Executive Summary 

Application number: 220124 

Applicant: V & S Trifkovic 

C/- Lakeside Building Consultants 

Land/Address: Brick Kiln Road Corinella  

Crown Allotment 11A Parish of Corinella  

Ward: Western Port Ward 

Proposal: Use and development of land for a dwelling and 

associated outbuilding (shed) in a Rural Activity Zone 

(RAZ1) and an Environmental Significance Overlay 

(ESO1) and Heritage Overlay (HO) 

Zone: Rural Activity Zone, Schedule 1 (RAZ1) 

Overlay: Heritage Overlay, Schedule 28 (HO28) 

Environmental Significance Overlay, Schedule 1 

(ESO1) 

Aboriginal cultural 

heritage sensitivity 

The site is located within an area of identified cultural 

heritage sensitivity. Pursuant to Regulation 9 and 12 of 

the Aboriginal Heritage Regulation 2018, the proposed 
activities are considered exempt from requiring a 

Cultural Heritage Management Plan.  
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Title: Crown Allotment 11A Parish of Corinella in Volume 

09366 Folio 997 

No covenants affect the land.  

The land is encumbered by a carriage way easement 

running along the southern boundary. 

Number of submissions: A total of 5 objections were received.  

Reason a Council 

decision is required: 

Council’s delegations require applications that attract 

five or more objections to be determined by Council. 

This application attracted 5 objections. 

Officer recommendation: Refusal to Grant a Planning Permit 

Summary of Officer Recommendation 

That Council issue a Refusal as outlined in the Officer Recommendation section of 

this report.  

The proposal is not recommended for support for the following reasons: 

 Unable to assess the environmental impacts based on the information provided 

 Lack of suitable buffer distance from a sensitive habitat 

 Discrepancies between information presented on sets of plans  

 The Department of Land, Water, Environment and Planning (DELWP) have not 

consented to proposal  

Main Considerations 

The following are the main considerations that formed part of the assessment of this 

application: 

 Potential for impacts to the Westernport Ramsar site 

 Visual impact of the development from the coast  

 Design and siting, including the on-site effluent disposal area 

 Fragmentation of farming land   

The Proposal 

This application proposes to construct a dwelling and shed in accordance with the 

decision plans provided as Attachment one (AT-1) and detailed below: 

 Proposed dwelling plans prepared by SD, Job No. 09-823, Issue A, Revision 5, 

dated November 2009 

 Proposed shed and site plan prepared by the applicant dated 17/08/2021 

Key features of the proposal include: 

 Construction of a single storey, four-bedroom dwelling with an integrated 

double garage and an approx. building height of 4.45m (desktop calculations).  
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 Construction of an 18-metre x 12-metre outbuilding (shed), with a height of 

5.7m and a total floor area of 216 square metres. The shed is to contain a 

bathroom.  

 No vegetation removal is proposed as part of the application. 

 Vehicle access to the site is proposed via a new crossover and driveway that 

runs diagonally through the centre of the site. 

 

Figure 1 - Proposed dwelling plans (Drawn by SD, Job No. 09-823, Issue A, Revision 5, 

November 2009) 

 

 

Figure 2 - Proposed site plan (supplied by applicant, dated 17/08/2021)  
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Figure 2 - Proposed shed plans (supplied by applicant, dated 17/08/2021)  

 

Subject Site and Surrounds 

The site is located on the eastern side of Brick Kiln Road, between the Westernport 

Intertidal Coastal Reserve to the north and Guy Road to the south. The site is mostly 

rectangular in shape, except for a splay across the northern boundary to the adjoining 

coastline. The lot has a 66.8 metre frontage to Brick Kiln Road, a maximum depth 

181.05 metres and a site area of 3.463 hectares.  

The site is developed with an existing shed that is located towards the north-east 

corner of the site. Vehicle access to the site is provided via an existing crossover 

along the south-east of the site. This crossover also services the adjoining lot to the 

west, which has legal access to across the subject site through a carriageway 

easement.  

The property is located approximately 500m from the Corinella settlement boundary 

and is immediately surrounded by small rural allotments that are primarily 

development with single dwellings and outbuildings.  
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Figure 3 - Aerial photography of subject site (Source: Council’s GIS System, dated 2021) 

 

The main characteristics of the surrounding area are: 

North Adjoining the land to the north is the Westernport Intertidal Coastal 

Reserve, which forms part of the environmentally significant Westernport 

Ramsar wetland site. This area is internationally recognised as an 

important foraging area for a range of waterbird and marine species, 

including migratory waders.  

South  Adjoining the land to the south is 33 Brick Kiln Road, Corinella. This lot is 

approximately 4.8 hectares in area and is currently developed with an 

outbuilding (shed). Planning Permit no. 180218 was approved on 31 

October 2018 and allowed for the use and development of land for a 

dwelling and ancillary outbuilding. The permit is currently active, with the 

dwelling construction pending.  

East  Adjoining the land to the east is 50 Brick Kiln Road. This lot is 

approximately 11.6 hectares in area and is developed with a dwelling and 

associated outbuilding. Vehicle access to the site provided via a crossover 

along the western boundary that connects to the end of Brick Kiln Road. 

Vegetation cover on site includes a mix of native and exotic species, 

mostly concentrated around the site’s domestic precinct.  

 

 

 



Council Meeting - 17 August 2022 Bass Coast 

Shire Council 

 

Page 94 

West  Adjoining the land to the east is another unnumbered property addressed 

as Brick Kiln Road. This lot is approximately 4.4 hectares in area and 

contains an outbuilding (shed) positioned towards the south-west corner 

of the site, setback approximately 246 metres from the foreshore reserve. 

Vehicle access to the site is provided via a carriageway easement that runs 
through the subject site, parallel to the southern boundary. Planning 

Permit 190021 approved the use and development of land for a dwelling 

and associated outbuilding on the site; this permit is currently active with 

construction of the dwelling pending. The dwelling and shed are both to be 

located outside of the Environmental Significance Overlay area.  

 

 

Figure 4 – Site and surrounds: township of Corinella relative to the subject site (Source: 

Council’s GIS system, dated 2021) 
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Figure 5 - Zoning Map 

 

Consultation 

Notice of the application was required under Section 52 of the Planning & Environment 

Act 1987, as the responsible authority was not satisfied that the grant of the permit 

would not cause material detriment to any person. 

The Applicant gave notice in the following manner: 

 Sent copies of the Notice by registered mail to six landowners and occupiers; 

and 

 Placed a Notice on the land. 

In response to notification the application attracted five submissions comprising five 

objections and no submissions of support.  

A copy of each submission is included in Attachment three. 

The submitter concerns and comments are summarised further in this report 

including a Council Officer response in the table provided. 

Prior to the application progressing to advertising, the applicant was advised that the 

proposal is unlikely to be supported by officers unless the dwelling and outbuilding are 

moved to outside the Environmental Significance Overlay, Schedule 1. The applicant 

chose not to relocate the proposed development.  
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Referrals 

The following table outlines the referral requirements of this application. 

 

Referral Authority Comments 

External (Section 55 of the Planning and Environment Act 1987) 

Department of 

Environment, Land, 

Water and Planning 

 Original application was referred on 18 May 2002. 

DELWP objected in a referral response received on 7 

June 2022. 

 Application was amended on 7 June 2022. DELWP 

Requested further information on the proposal in a 

re-referral received on 30 June 2022. Most notably, 

the information sought for the dwelling and shed to be 

removed from the Environmental Significance Overlay 

Schedule 1 area. As DELWP is a determining authority 

on this application, a permit cannot be granted 

without their consent.  

Internal (Section 52 of the Planning and Environment Act 1987) 

Development 

Services  

Consent subject to conditions  

Environmental 

Health 

Consent subject to conditions 

 

Planning Scheme Provisions  

Planning Policy Framework Assessment 

The relevant Planning Policy Framework clauses are as follows:  

VPP00 Purpose and Vision 

Clause 02 – Municipal Planning Strategy 

 Clause 02-02 Vision 

 Clause 02-03 Strategic direction 

VPP11 Settlement 

Clause 11.01 - Victoria 

 Clause 11-01-1S Settlement 

 Clause 11-01-1R Settlement – Gippsland 

 Clause 11-01-1L-11 Corinella  

Clause 11.03 - Planning for Places 

 Clause 11.03-4S Coastal settlement 
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VPP 12 Environmental and Landscape Values 

Clause 12.01 Biodiversity 

 Clause 12.01-1S Protection of biodiversity 

 Clause 12.01-1L Protection of biodiversity 

Clause 12.02 Coastal areas 

 Clause 12.02-1S Protection of coastal areas 

 Clause 12.02-1L Protection coastal areas 

 Clause 12.02-2S Marine and coastal Crown land 

Clause 12.03 Water Bodies and Wetlands 

 Clause 12.03-1S River corridors, waterways, lakes, and wetlands 

 Clause 12.03-1R High value water body assets - Gippsland 

 Clause 12.03-1L River corridors, waterways, lakes, and wetlands 

Clause 12.05 Significant Environments and Landscapes 

 Clause 12.05-1S Environmentally sensitive areas 

 Clause 12.05-2S Landscapes 

VPP 13 Environmental Risks and Amenity 

Clause 13.01 Climate Change Impacts  

 Clause 13.01-1S Natural hazards and climate change  

 Clause 13.01-2S Coastal inundation and erosion  

 Clause 13.01-2L Coastal inundation and erosion 

VPP 14 Natural Resource Management 

Clause 14.01 Agriculture   

 Clause 14.01-1L Dwelling and subdivisions in rural areas  

 Clause 14.01-2L-03 Sustainable agricultural land use in the Rural Activity Zone  

VPP 15 Built Environment and Heritage 

Clause 15.01 Built Environment  

 Clause 15.01-6L Development in the Rural Activity Zone 

 Clause 15.03 Heritage  

 Clause 15.03-1S Heritage conservation  

 Clause 15.03-1L Heritage conservation  

 Clause 15.03-2S Aboriginal cultural heritage 

VPP 16 Housing 

 Clause 16.01 Residential Development  

  Clause 16.01-3S Rural residential development  

https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/13_01-2L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/14_01.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/14_01-1L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/15_03.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/15_03-1S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/15_03-1L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/15_03-2S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/16_01.pdf?_ga=2.127108942.276383739.1633241581-1961364932.1627377790
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/16_01-003S.pdf
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The following provides an assessment of the proposal against the relevant Planning 

Policy Framework (PPF) under the themes of settlement, coastal areas, water bodies 

and wetlands, environmentally sensitive areas, and climate change impacts.  

The PPF recognises the importance of accommodating development within 

established settlement boundaries in order to limit the impact on the character of the 

area and coastal areas. In particular, the above policies seek to balance the demand 

for coastal development with the need to conserve environmentally significant areas 

and respond to the challenges associated with climate change.  

Having regard to the Planning Policy Framework (PPF) it is considered that the 

proposal fails to comply with Clause 12.02-1S (Protection of the marine and coastal 

environment) which seeks to enhance the ecological values of the ecosystems in the 

marine and coastal environment. The development does not respond to this policy as 

it seeks to undertake development in a designated buffer area, despite the site 

containing more suitable locations that are setback further from the foreshore. As 

such, the proposed location risks disrupting the functioning of the Westernport 

Ramsar wetland site through noise and light pollution that may impact wildlife, as well 

as hydraulic changes associated with earthworks occurring during construction.  

Zone Assessment 

Clause 35.08 – Rural Activity Zone  

The purpose of the Rural Activity Zone is:  

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 

 To provide for the use of land for agriculture. 

 To provide for other uses and development, in appropriate locations, which are 

compatible with agriculture and the environmental and landscape characteristics of 

the area. 

 To ensure that use and development does not adversely affect surrounding land uses. 

 To provide for the use and development of land for the specific purposes identified in 

a schedule to this zone. 

 To protect and enhance natural resources and the biodiversity of the area. 

 To encourage use and development of land based on comprehensive and sustainable 

land management practices and infrastructure provision. 

Further guidance is provided at Schedule 1 to the Rural Activity Zone, which 

emphasises supporting rural tourism, avoiding large buildings, and achieving 

environmental outcomes that contributes towards improved biodiversity values. 

Clause 35.08-5 also contains the following (as relevant) decision guidelines which have 

formed part of this assessment: 

 Whether the dwelling will result in the loss or fragmentation of productive agricultural 

land 

 The impact of the use or development on the flora, fauna, and landscape features of 

the locality. 
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 The need to protect and enhance the biodiversity of the area, including the retention 

of vegetation and faunal habitat and the need to revegetate land including riparian 

buffers along waterways, gullies, ridgelines, property boundaries and saline discharge 

and recharge area. 

 The impact of the siting, design, height, bulk, colours and materials to be used, on the 

natural environment, major roads, vistas and water features and the measures to be 

undertaken to minimise any adverse impacts. 

 The location of on-site effluent disposal areas to minimise the impact of nutrient loads 

on waterways and native vegetation 

The application is not considered to be consistent with the objectives and decision 

guidelines of the zone as the proposed additional vehicle access, which runs diagonally 

across much of the site, effectively fragments the land; further reducing its capacity for 

agricultural output. While the application material states that the shed is needed for 

agricultural activities, it is also described as being for boat and caravan storage, which 

creates difficulties in assessing the true nature of its use and whether this has 

implications for fauna habitat and behaviour of species in the wetlands area. There are 

similar discrepancies between the information presented in the sets of plans provided 

to Council, with the dwelling dimensions of the site plan not in accordance with the 

elevation plans.  

The proposed location of the dwelling and outbuilding, setback 22 metres and 20 

metres respectively from the Westernport Intertidal Coastal Reserve, will see the 

development appear as a visually dominant element when viewed from the coast. 

With the adjoining rural properties generally observing much greater setbacks from 

the foreshore, the proposal risks undermining the flora, fauna, and landscape features 

of the locality, which are internationally recognised. Similarly, the proposed location 
of the effluent field, setback 50 metres from the foreshore reserve and within the 

designated buffer area, is considered inappropriate given the size of the site and range 

of alternative locations.  

The application is inconsistent with the decision guidelines of the Rural Activity Zone 

because it presents inconsistent information on the proposal and sites the 

development inappropriately with respect to the coastline.  
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Overlay Assessment 

 

Figure 2 – Overlay Map 

 

Clause 42-01 – Environmental Significance Overlay  

The purpose of the Environmental Significance Overlay is:  

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 

 To identify areas where the development of land may be affected by environmental 

constraints. 

 To ensure that development is compatible with identified environmental values. 

Schedule 1 of Clause 42.01 also contains the following (as relevant) decision guidelines 

which have formed part of this assessment: 

 The maintenance and improvement in the stability of coastal wetlands, dunes, 

and coastlines 

 The impact of the proposal on coastal processes and the need to protect and 

enhance environmentally sensitive coastlines 

 The location, dimension and level of any excavation or alteration to the natural 

surface that may impact on the drainage function of the wetland, including 

works to stabilise buffers in areas of fill or excavation. 

 The works to prevent and control drainage and stormwater run-off from any 

building, works, access road or driveway 
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 Any comments from the Department of Environment, Land, Water and 

Planning 

The application is assessed as not being consistent with the objectives of the overlay 

as the information provided does not allow for the adequate assessment of the 

potential environmental impacts associated with the proposal. For example, it is 

unclear how the application contributes towards the maintenance and improvement 

of the wetlands with insufficient supporting details. While application material states 

that the soil will be ‘repaired’ and tree planting will be undertaken, the specific actions 

taken to achieve this are not outlined. It is considered that the application has not 

sufficiently proven that the proposal will be of no consequence to the wetland 

ecosystem.  

The referral response from the Department of Environment, Land, Water and 

Planning (DELWP) indicates that the proposed location within the Environmental 

Significance Overlay area is at odds with the purpose of the control, which is maintain 

a buffer strip of vegetation in the vicinity of water courses, roads, and property 

boundaries. DELWP’s comments also note that the development of a dwelling and 

outbuilding inside this buffer area carries the potential to create noise and light 

pollution which could disrupt local wildlife. As the overlay only applies to a portion of 
the site, it is considered that there is capacity to relocate the development to outside 

of the control.  

In summary, the application does not respond to the decision guidelines of the 

Environmental Significance Overlay, Schedule 1 because it lacks sufficient technical 

information, is not supported by DELWP, and seeks to undertake development in the 

vegetation buffer zone despite the site containing more suitable alternatives.  

Clause 43-01 – Heritage Overlay  

The purpose of the Heritage Overlay is:  

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 

 To conserve and enhance heritage places of natural or cultural significance. 

 To conserve and enhance those elements which contribute to the significance of 

heritage places. 

 To ensure that development does not adversely affect the significance of heritage 

places. 

 To conserve specified heritage places by allowing a use that would otherwise be 

prohibited if this will demonstrably assist with the conservation of the significance of 

the heritage place. 

Schedule 28 of Clause 43.01 contains information noting that the area derives its 

heritage significance from Settlement Point, which is located at the western end of the 

Corinella, and approximately 2 kilometres west of the subject site. Victorian Heritage 

Register Database extract for 'Settlement Point, Corinella' (Hermes Number 70347), 

relates to land 'On the eastern side of Western Port, at the township of Corinella'. It 

includes the following Statement of Significance: 
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"Tertiary volcanics occur here on both sides of the Corinella fault. The cliffs are up to 50 ft. in 

height and are topped by remnants of Aboriginal kitchen middens and she-oaks, Casuarina 

stricta. The area has considerable historic value being the point of settlement during the 

military "occupation" against the French threat in the 1820s and the place where Strzelecki 

ended his trek across Gippsland. The high cliff at Settlement Point is a vantage point allowing 

scenic views across to French Island and south along a cliffed coastline to Cobb Bluff with 

Phillip Island in the distance. The Settlement Point area has high physiographic and geological 

values. The Corinella fault plane contains massive ironstone which, because of its resistance 

to erosion, projects above the level of the beach. The upthrow side consists of volcanics which 

are extensively brecciated in places, while ferruginous Tertiary gravels occur on the 

downthrow side. At Settlement Point, there is a "raised" beach at the base of the cliff, with a 

shell bed at the base of the deposit and a kitchen midden at the top." 

The application is generally consistent with the objectives of the overlay as the site is 

located over 2 kilometres from Settlement Point. The scale of the proposal is 

considered in keeping with the prevailing character of the heritage area, which 

consists of rural lots developed with single dwellings or outbuildings at a low-density 

scale.  

Concerns Raised By Submitters 

The following table summarises submissions into themes and provides a discussion on 

planning merit: 

Submitter Theme Council Officer Response 

Proposed crossover location  Ensuring that vehicle crossovers comply with the 

relevant standards is part of the Road Occupation 

Permit process and is largely outside the scope of 

planning in this instance. However, it is noted that 

the proposed second crossover contributes to 

fragmentation of the land, with this concern raised 

to the applicant following an initial assessment. It is 

considered that there is opportunity to redesign the 

proposal to utilise the existing crossover.  

Impact on flora and fauna due to 

siting of the development   

This issue is considered a major concern that the 

application has not adequately addressed. The 

proposal’s potential to impact the functioning of the 

Ramsar wetlands was also raised in the referral 

response from DELWP. Given the site has capacity 

to accommodate the development outside of the 

Environmental Significance Overlay area, the 

proposed location is not well-supported against the 

Bass Coast Planning Scheme.  
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Submitter Theme Council Officer Response 

Visual Amenity  With the development proposed within 20 metres 

of the Westernport Intertidal Coastal Reserve, it is 

considered that the application is sited 

inappropriately with respect to the coastline. As the 

shed will measure over 216 square metres and have 

a height of 5.76 metres, its size and bulk mean it is 

likely to be visually prominent when viewed from 

Western Port Bay. This proposed location 

contradicts the decision guidelines of the Rural 

Activity Zone, along with other state and local of 

developing in rural and coastal areas.  

Exposure to the impacts of climate 

change  

While the application is not subject to any flooding 

controls, it is considered that the proposed location 

exposures the development to climate change risks 

by locating the dwelling and shed on a low-lying area 

of the site that abuts a tidal wetland. The state and 

local policies at Clause 13.01 Climate Change 

Impacts, along with documents such as Planning for 

Sea Level Rise Guidelines, Port Phillip, and Westernport 

Region (Melbourne Water, 2017), emphasise a need 

to site development away from such areas.  

 

Conclusion  

This application has been assessed as inconsistent with the relevant provisions of the 

Bass Coast Planning Scheme. 

The application underwent notification and as a result there were 5 submissions 

received. Concerns raised by submitters were considered in the assessment of the 

application.  

It is recommended that Council resolve to refuse to issue a planning permit for 

planning application 220200. 
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Recommendation 

That in relation to planning permit application 220124 for use and 

development of land for a dwelling and outbuilding (shed) located at Brick 

Kiln Road, Council resolves to issue a Notice of Refusal on the following 

grounds:  

 The proposal has failed to satisfactorily respond to the Planning 

Policy Framework 

 The proposal has failed to satisfactorily address the objectives and 

decision guidelines of the Environmental Significance Overlay, 

Schedule 1  

 The Department of Environment, Land, Water and Planning raised 

concerns with the proposal that have not been sufficiently addressed 

 The application is at odds with the purpose and decision guidelines of 

the Rural Activity Zone 

 
 

Attachments 

AT-

1  

Site and dwelling plans 220124 3 

Pages 

AT-

2  

hed plans - VicSmart Planning Permit Application for CA 11A Brick Kiln 

Road Corinella  VicSmart Number 220124  Their ref 6D Shed plans 

3 

Pages 

AT-

3  

CONFIDENTIAL - Combine objections for Council meeting Brick Kiln 

Road 220124 

15 

Pages 
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H.4 Planning Application 220135 - 31 Ventnor Road, Cowes 

File No: CM22/401 

Division: Place Making 

Council Plan Strategic Objective: Sustainable Development 

Prepare for growth while ensuring the 

intrinsic values and character of Bass 

Coast are retained. 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Purpose of Report 

For Council to consider a planning application for the subdivision of land into four lots 

at 31 Ventnor Road, Cowes.  

Executive Summary 

Application number: 220135 

Applicant: Subdivision of land into four lots  

Land/Address: 31 Ventnor Road, Cowes 

Ward: Island Ward 

Proposal: Subdivision of land into four lots, alter access to a 

Transport Zone 2 and consequential native vegetation 

loss  

Zone: General Residential Zone – Schedule 1 (GRZ1) 

Overlay: Vegetation Protection Overlay – Schedule 2 (VPO2)    

Provisions: Land Adjacent to a Principal Road Network 

Aboriginal cultural 

heritage sensitivity 

The site is not located within an area of identified 

cultural heritage sensitivity. 

Title: Lot 10 on Plan of Subdivision 419066 in Volume 10481 

Folio 708.  

No covenants or easements affect the land. 

Number of submissions: A total of five objections were submitted along with a 

petition.  

A petition against the proposal included ten 

signatures. 

Reason a Council 

decision is required: 

Council’s delegations require applications that attract 

five or more objections to be determined by Council. 

This application attracted six objections. 

Officer recommendation: Notice of Decision to Grant a Planning Permit 
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Summary of Officer Recommendation 

That Council issue a Notice of Decision subject to conditions outlined in the Officer 

Recommendation section of this report.  

The proposal is recommended for support for the following reasons: 

 The proposal supports Settlement, Housing, Landscape and Infrastructure 

policies 

 The proposal is designed to minimise impact on adjoining properties  

 The proposal provides an increased density in an appropriate location  

 The proposal responds appropriately to the existing and emergent character of 

the neighbourhood  

Main Considerations 

The following are the main considerations that formed part of the assessment of this 

application: 

 Neighbourhood character and building scale. 

 Amenity impacts to adjoining properties. 

The Proposal 

This application proposes to subdivide land into four lots, create access to a transport 

zone 2 road and the and consequential native vegetation loss in accordance with 

Reference 2101319 Version 2, prepared by Beveridge Williams, Wonthaggi. The 

decision plans are provided as Attachment one and are detailed below: 

 Plan of Subdivision, prepared by Beveridge Williams, Wonthaggi Job no. 

2101319. Version 2, no date attached 

 Arboricultural Report, Chris Johnstone, March 2022 

 Native Vegetation Removal Report – 11/04/2022 

 Drainage Plan – Beveridge Williams, Job No 2101319, Version 2, 13/01/2022 

Key features of the proposal include: 

 Four relatively large allotments created in a north/ south orientation    

 Separate access created off Ventnor Road service lane  

 No vegetation to be removed although consequential loss is considered 

accordance with clause 52.17   
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Figure 1 - Proposed Plans 

Subject Site and Surrounds 

The site was originally created in 1999 in the then Residential 1 Zone. The site is 

located on the north side of Ventnor Road, between McKenzie Street to the west and 

Irving Road to the east. The site is a rectangular shaped lot with a 54.50 metre 

frontage to Ventnor Road, a maximum depth of 76.11 metres and a site area of 4019 

square metres.  
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Figure 2 Original Subdivision  

 

 

Aerial photography of subject site (Source: Council’s GIS System, dated 2021) 
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Figure 4 View of subject site from Ventnor Road 

 

The subject site is a large undeveloped residential allotment on the north side of 

Ventnor Road which features one tree and lawn. The site is fenced on west, north 

and east boundaries with low post and wire. 

Surrounding properties are large and developed with dwellings and outbuildings and 

feature expansive, mature gardens in front and rear yards. 

The main characteristics of the surrounding area are: 

North Adjoining the land to the north is 33 Ventnor Road, Cowes. This lot is 

approximately 4555 square metres in area and contains a single dwelling 

and ancillary outbuildings.  

South  Adjoining the land to the south is 49 Ventnor Road, Cowes. This lot is 

owned by Bass Coast Shire Council.  

East  Adjoining the land to the east is 29 Ventnor Road, Cowes. This lot is 

approximately 4019 square metres in area and contains a single dwelling 

and ancillary outbuildings. 

West  Adjoining the land to the west is the battle-axe driveway at 35 Ventnor 
Road and 37 Ventnor Road. 37 Ventnor Road is approximately 4006 

square metres in area and contains a single dwelling and ancillary 

outbuildings. 
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Figure 5 – Site and surrounds 

 

 

Figure 6- Zoning Map 
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Consultation 

Notice of the application was required under Section 52 of the Planning & Environment 

Act 1987, as the responsible authority was not satisfied that the grant of the permit 

would not cause material detriment to any person. 

The Applicant gave notice in the following manner: 

 Sent copies of the Notice by registered mail to seven (7) land owners and 

occupiers; and 

 Placed a Notice on the land. 

In response to notification the application attracted five individual objections as well 

as one petition. The petition is against the proposal included ten signatures, eight of 

which formed part of the five submissions. 

A copy of each submission is included in Attachment two. 

The submitter concerns and comments are summarised further in this report 

including a Council Officer response in the table provided. 

Referrals 

The following table outlines the referral requirements of this application. 

Referral Authority Comments 

External (Section 55 of the Planning and Environment Act 1987) 

Westernport Water  

CFA 

Ausnet Electricity  

VicRoads  

No objection to the application subject to conditions 

No objection to the application  

No objection to the application subject to conditions 

No comment received within the statutory timeframe 

Internal (Section 52 of the Planning and Environment Act 1987) 

Revenue Services  No objection to the application. 

Asset Management  No objection with conditions 

Planning Scheme Provisions  

Planning Policy Framework Assessment 

The relevant Planning Policy Framework clauses are as follows:  

VPP11 Settlement 

Clause 11.01 - Victoria 

 Clause 11-01-1L-01 Settlement 

 Clause 11-01-1L-03 Cowes and Silverleaves  

VPP 15 Built Environment and Heritage 

Clause 15.01 Built Environment  

  Clause 15.01-3S Subdivision design  

  Clause 15.01-3L Subdivision design  

  Clause 15.01-4S Healthy neighbourhoods  

https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/15_01-3S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/15_01-3L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/15_01-04S.pdf
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  Clause 15.01-5S Neighbourhood character  

  Clause 15.01-5L Neighbourhood character  

VPP 19 Infrastructure 

Clause 19.03 Development Infrastructure  

 Clause 19.03-1S Development and infrastructure contributions plans  

 Clause 19.03-2S Infrastructure design and provision  

 Clause 19.03-2L Infrastructure design and provision 

 Clause 19.03-3S Integrated water management  

 Clause 19.03-3L Integrated water management 

The following provides an assessment of the proposal against the relevant Planning 

Policy Framework (PPF) under the themes of Settlement, Coastal Areas, Built 

Environment and Heritage, Housing and Infrastructure  

The intent of the relevant State and Local Policies is to ensure that sufficient supply of 

land is available for future development demand, giving consideration to the 

constraints of service limitations, cost of extending infrastructure and the protection 

of agricultural land and the natural environment. The consolidation, redevelopment 

and intensification of existing urban areas within defined settlement boundaries is 

therefore encouraged. The current proposal supports the intensification of land use 

that has access to existing or providing for appropriate infrastructure services while 

meeting provisions of the General Residential Zone. 

The PPF recognises the importance of accommodating development within the 

Cowes settlement boundaries in order to limit the impact on the character of the 

area and coastal areas. The PPF further seeks to ensure that a sufficient supply of land 

is available for residential use and encourages the consolidation of urban areas within 

settlement boundaries if that development respects existing neighbourhood character. 

The application meets the key policy objectives outlined in Clause 11-01-1L-03 

Cowes and Silverleaves by containing greater densities within settlement boundaries.  

The application meets the key policy objectives outlined in Clause 15 (Built 

Environment and Heritage) for subdivision in that the design achieves an attractive, 

safe, accessible, diverse and sustainable neighbourhood and an urban environment 

that is safe, healthy, functional and enjoyable and that contributes to a sense of place 

and cultural identity.  It also promotes the redevelopment of existing areas; 

subdivision should be designed to create liveable and sustainable communities by 

providing a range of lot sizes to suit a variety of dwelling and household types to meet 

the needs and aspirations of different groups of people. 

The proposed subdivision of land into four lots is considered to have merit when 

consideration is given to the broader state and local policies related to infill 

development within the current settlement boundary.  

 

 

 

https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/15_01-005S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/15_01-5L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_03-001S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/19_03-2L.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/vpp/19_03-003S.pdf
https://planning-schemes.api.delwp.vic.gov.au/schemes/basscoast/ordinance/19_03-3L.pdf
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Zone Assessment 

Clause 32.08 – General Residential Zone 

The purpose of the General Residential Zone is:  

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 

 To encourage development that respects the neighbourhood character of the area. 

 To encourage a diversity of housing types and housing growth particularly in locations 

offering good access to services and transport. 

 To allow educational, recreational, religious, community and a limited range of other 

non-residential uses to serve local community needs in appropriate locations. 

In accordance with Clause 32.08-3 a planning permit is required to subdivide land. 

The application has been considered against the decision guidelines of Clause 32.08-3, 

Clause 65 and Clause 56; and the subdivision can be supported for the following 

reasons: 

 The proposed subdivision of land meets the purpose of the zone by 

encouraging diversity in lot sizes within the current settlement boundary. 

 The proposal is appropriate infill development. 

 The development will not be detrimental to the existing residential areas. 

Clause 56 Residential Subdivision  

The proposal has been assessed under the provisions of Clause 56 and is considered 

to have satisfied all other objectives, standards and decision guidelines of clause 56 of 

the Bass Coast Planning Scheme with the exception of the following: 

Clause 56.07 Integrated Water Management 

The land is relatively flat and adjoining property owners have identified ongoing issues 

with drainage.  A site-specific drainage plan has been prepared for the site which 

collects and redirects water to Ventnor Road. Council engineers are satisfied with 

proposed plan and has requested appropriate conditions to be place on any permit 

issued.    

Overlay Assessment 

Clause 42.02 – Vegetation Protection Overlay (Schedule 2) 

The purpose/objective of the overlay is to: 

 To protect and enhance existing indigenous and larger native species within the 

urban area of Phillip Island. 

No vegetation is required to be removed as part of the subdivision 
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Particular Provisions Assessment  

Clause 52.17 – Native Vegetation  

Clause 52.17 seeks to ensure there is no net loss to biodiversity as a result of the 

removal, destruction or lopping of native vegetation. This is achieved by applying the 

following three step approach in accordance with the Guidelines for the removal, 

destruction or lopping of native vegetation (Department of Environment, Land, Water 

and Planning, 2017). 

An arborist assessment was undertaken on the site. The assessment considered one 

on site tree, and eight trees on the adjoining northern property boundary. The eight 

trees on the neighbouring property consist of two Silver Wattles and six Willow Leaf 

Hakea.  These trees are considered to contribute to the amenity of the area, with 

only one of the trees having been assessed as having low retention value. 

Tree 1 located on the subject site, although not required to be removed for the 

subdivision to occur, is considered lost as its position on the lot being developed 

makes construction of a dwelling difficult to achieve.  

It is for this reason, native vegetation conditions will be required for offsets for the 

tree to be removed as a consequential loss.  
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Figure 7 Tree Plan from Arborist report   

 

    Clause 52.29 Land Adjacent to the Principal Road Network 

A permit is required pursuant to clause 52.29-2 to create access to a road in a 

Transport Zone 2. The land is currently accessed via a service road which forms part 

of the principal road network.  Regional Roads Victoria (RRV) have not responded 

within the statutory timeframe.  As such, standard conditions will be placed on any 

permit issued to create an approved access to Ventnor Road that will need to be 

constructed to the satisfaction of RRV.  
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Clause 53.01 – Public Open Space Contribution and Subdivision  

A person who proposes to subdivide land must make a contribution to the Council 

for public open space in an amount specified in the Bass Coast Planning Scheme. The 

schedule to the above-mentioned clause requires a five per cent contribution for land 

to be subdivided into three or more lots within residential, industrial, mixed use and 

commercial zones.  A standard condition will be placed on any permit issued to 

address this requirement.  

Concerns Raised by Submitters 

The following table summarises submissions into themes and provides a discussion on 

planning merit: 

Submitter Theme Council Officer Response 

Overdevelopment - Strain on 

infrastructure – sewerage and 

drainage services 

 

Stormwater runoff/flooding 

The proposal was reviewed by Council’s 

Development Services team who have assessed the 

potential impacts of the development and have no 

objection to the granting of a permit subject to 

conditions which will address this matter.  

The application was referred to the relevant 

infrastructure servicing authorities who did not 

raised any issues with the proposal. 

The permit holder will be required to address 

further infrastructure servicing demands following 

the issue of a permit (if issued). The submitted 

drainage plan directs water to the south of the 

allotment along Ventnor Road where it is to be 

directed to underground drainage pipes. 

Proposed subdivision layout 

(battle-axe lot and reduction of lot 

sizes) is inconsistent with the 

character of the neighbourhood. 

The current lot arrangement for the adjoining 

properties is battle axe in design, with access 

arrangement for the proposed lots is via an access 

road.    

The initial subdivision created large lots more in 

line with a Low Density Residential development 

rather than the Residential 1 Zone that applied to 

the site  

It is considered that the current proposed four lot 

subdivision more in keeping with both the 

character of the area as well as the purpose of the 

General Residential Zone that applies to the land.   

The proposed subdivision will create four lots that 

are able to contain a dwelling and associated 

outbuildings with vehicle access and parking area. 

The lots will be generally regularly shaped and not 

subject to constraints. 
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Quiet area /privacy  The proposal is for a four-lot residential 

subdivision in a General Residential Zone.  It is not 

anticipated that the future residential use of the 

land will result in any increased off site amenity 

impacts. 

No further subdivision  No caveat exists on the land preventing further 

subdivision and the zone of the land does not 

preclude any further subdivision  

Additional traffic on the service 

road  

The service road is a 10 metres wide carriage way. 

The application was referred to the road manager 

who did not object to the proposal.  A separate 

condition on any permit issued will require any 

access to be constructed to the road manager’s 

standards. 

Devaluation of the adjoining 

properties  

The positive or negative impact on the market 

value of a property is not a planning consideration. 

Conclusion  

The application has been assessed against the Bass Coast Planning Scheme and is 

considered to be an appropriate outcome for this underdeveloped area of Cowes  

The application underwent notification and as a result there were seven submissions 

received. Concerns raised by submitters were considered in the assessment of the 

application.  

It is recommended that Council resolve to issue a notice of decision to grant a 

planning permit for planning application 220135 subject to conditions. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 



Council Meeting - 17 August 2022 Bass Coast 

Shire Council 

 

Page 118 

Recommendation 

That in relation to planning permit application 220135 for the subdivision  

of land into four lots located at 31 Ventnor Road Cowes, Council resolves 

to issue a Notice of Decision to issue a Planning Permit subject to the 

following conditions : 

Amended plans required 

1. Before a plan is certified under the Subdivision Act 1987, amended 

plans to the satisfaction of the responsible authority must be 

submitted to and approved by the responsible authority.  When 

approved, the plans will be endorsed and will then form part of the 

permit. The plans must show:   

a) Demonstrate compliance with Westernport Region Water 

Authority Condition 9 (k) and (l).  

2. The layout and site dimensions of the hereby approved subdivision as 

shown on the endorsed plan/s must not be altered without the 

written consent of the responsible authority. There are no 

requirements to modify the endorsed plan if a plan is certified under 

the provisions of the Subdivision Act 1988 that is generally in 

accordance with the endorsed plan/s. 

3. All existing and proposed easements and sites for existing or 

required utility services and roads on the land must be set aside in 

the plan of subdivision submitted for certification in favour of the 

relevant authority for which the easement or site is to be created.  

Access to Ventnor Road 

4. Prior to the certification of the Plan of Subdivision under the 

Subdivision Act 1987, detailed engineering plans must be provided to 

and approved by the Department of Transport (Regional Roads 

Victoria), in order to provide vehicle access from Ventnor Road.  

5. Prior to the issue of a Statement of compliance under the Subdivision 

Act 1987, the vehicle access from Ventnor Road must be constructed 

to the standards and requirements of the Department of Transport 

(Regional Roads Victoria). 

 Site Civil Design Plans  

6. Before certification of the Plan of Subdivision, detailed civil 

construction plans must be submitted to and approved by the 

Responsible Authority. When approved, the plans will be endorsed 

and will then form part of the permit. All construction plans 

submitted for approval must be consistent with this permit and must 

conform with the requirements of all relevant servicing authorities.  

The plans must be drawn to scale with dimensions and an electronic 

copy (PDF) must be provided.  The plans must show: 
 

 

 



Council Meeting - 17 August 2022 Bass Coast 

Shire Council 

 

Page 119 

a) Drainage of the subject land, including levels or contours of the 

land (including relevant external catchments) and all hydraulic 

computations. The drainage plan must be prepared in accordance 

with the requirements of the Infrastructure Design Manual (IDM) 

as amended and must provide for the following: 

i. How the land including all buildings, open space and paved areas 

within each lot will be drained for a 20% AEP storm event to the 

legal point of discharge. 

ii. An underground pipe drainage system conveying stormwater to 

the legal point of discharge and connecting into Bass Coast Shire 

Council’s stormwater drainage system by the existing 

underground drainage property connection. 

iii. The provision of stormwater detention within the site and prior 

to the point of discharge into Bass Coast Shire Council’s drainage 

system.  The stormwater detention system must be designed to 

ensure that stormwater discharges arising from the proposed 

development of the land are restricted to pre-development flow 

rates.  The rate of pre-development stormwater discharge shall 

be calculated using an allowable discharge rate for the site 37 

l/sec/ha.  

iv. Provision of over-land surcharge routes for all storm events up 

to the 1% AEP.  This must include cut-off drains and associated 

infrastructure for the safe and effective passage of stormwater 

flows arising from areas upstream of the subject land discharging 

into Bass Coast Shire Council’s drainage system. 

v. No part of any above ground stormwater detention  

vi. system is to be located within a stormwater drainage easement 

or a sewerage easement unless with the Responsible Authority’s 

written approval. 

vii. Any above ground detention tanks to be deferred via a 
Section 173 agreement must be noted on the plans. 

 

b) Vehicle and pedestrian access and car parking to the satisfaction 

of the Responsible Authority including: 

i. A vehicle access to each lot in the subdivision, to be designed in 

accordance with IDM standards (SD 260). Clearance from 

obstructions including existing street trees, service authority 

assets, footpaths, kerb and channel, poles, rain gardens, pits, 

cables, pipes, bus shelters / stops, street furniture, signs, etc. 

must be shown on the plans. 

Easements 

7. The plan of subdivision submitted for certification under the 

Subdivision Act 1988, must show appropriate easements set aside 

for drainage purposes, to the satisfaction of the Responsible 

Authority. 
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Mud On Roads  

8. No mud, dirt, sand, soil, clay, stones, oil, grease, scum, litter, 

chemicals, sediments, gross pollutants, animal waste or domestic 

waste shall be washed into, allowed to enter or discharged to the 

stormwater drainage system, receiving waters or surrounding land 

and road reserves, during the construction works hereby approved 

to the satisfaction of the Responsible Authority. 

S173 Agreement For Drainage  

9. Before the issue of a Statement of Compliance, the owner of the 

land must enter into an Agreement with the Responsible Authority 

pursuant to Section 173 of the Planning and Environment Act 1987. 

The cost of the preparation, lodgement and registration and any 

subsequent removal of the Agreement shall be borne totally by the 

owner of the land. The Agreement must be registered on the 

certificate of title for the land. Evidence of the registration of the 

agreement must be provided to the Responsible Authority prior to 

the issue of a Statement of Compliance authorised by this permit. 

The Section 173 agreement must provide for the following: 

a) Before an Occupancy Permit is issued for a dwelling on each lot, a 

stormwater detention tank must be installed in accordance with 

the endorsed drainage plans; 

b) The owner will maintain and not modify the on-site storm water 

detention system without prior Council written approval, and will 

allow the system to be inspected by a duly appointed officer of 

the Council at mutually agreed times; 

c) The capacity of the on-site stormwater detention system cannot 

be reduced and must be maintained to the satisfaction of the 

Responsible Authority; and  

d) The owner will pay for all the costs associated with the operation, 

maintenance and Council inspection of the on-site storm water 
detention system.  

Owners Corporations  

10. The members of the Body Corporate or Owners Corporation are 

responsible for the upkeep and maintenance of common or shared 

stormwater drainage and driveway infrastructure and assets on the 

subject land. 

Westernport Region Water Authority Conditions 

11. Pursuant to Section 56(1)(b) of the Planning and Environment Act 

1987, the Corporation does not object to the granting of a permit, 

subject to the following specific conditions being placed on the 

permit: 

a) Payment of a New customer contribution fees and distribution 

contribution for water supply for the development, such amount 

being determined by the Corporation at the time of payment  
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b) Provision of a reticulated water supply and associated 

construction works to each allotment within the development, at 

the developers expense, in accordance with standards of 

construction adopted by and to the satisfaction of Westernport 

Region Water Corporation  

c) Payment of any outstanding contributions towards existing water 

schemes, such amount being determined by the Corporation at 

the time of payment  

d) Provision of individual water supply meters to each allotment 

within the development.  

e) Any existing water service which crosses any of the proposed 

allotment boundaries within the proposed development must be 

disconnected and re-located at the developer’s expense, to be 

wholly within one allotment only and to the satisfaction of 

Westernport Region Water Corporation. 

f) Payment of a New Customer Contribution Fees and trunk sewer 

contribution for sewerage services to the development, such 

amount being determined by the Corporation at the time of 

payment. 

g) Provision of a common 8-10 lot capacity Westernport Approved 

specification sewerage pump station in the common property and 

associated rising main and construction works to each allotment 

within the development, at the developer’s expense, in 

accordance with standards of construction adopted by and to the 

satisfaction of Westernport Region Water Corporation.(LDM 

Section 4.5)  

h) Payment of any outstanding contributions towards existing 

sewerage schemes, such amount being determined by the 

Corporation at the time of payment.  

i) Disconnection of any existing house connection drain crossing 
over proposed allotment boundaries, and each allotment to be 

independently and directly connected to a sewer main of 

Westernport Region Water Corporation.  

j) Provision of easements in favour of Westernport Region Water 

Corporation over all existing and proposed sewer mains located 

within private property.  

k) A notation is to be placed on the plan of subdivision to note that 

pursuant to Section 12(2) of the Subdivision Act 1988, there exists 

“implied easements” over all of the allotments and the common 

property within the development.  

l) Alternatively, the developer is to provide a two metre wide 

easement over the common portion of the house connection 

drain, in favour of the benefiting land, to the satisfaction of 

Westernport Water Region Water Corporation. 
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m) Pursuant to Section 36 of the Subdivision Act 1988, Westernport 

Region Water Corporation considers that for the economical and 

efficient subdivision and servicing of the land covered by the 

Application for Permit it requires the owner of the land to acquire 

an easement over other land in the vicinity, namely any land not 

owned by the Developer through which a sewerage extension to 

service the development is to be located. The easements shall be 

created at the developer’s expense and shall be in favour of 

Westernport Region Water Corporation.  

n) Preparation of a digitised plan of subdivision and ancillary 

requirements in accordance with the Corporations drafting 

standards and practices.  

o) The operator under this permit must enter into an Agreement 

with Westernport Region Water Corporation relating to the 

design and construction of any sewerage or water works required 

to service the proposed development.  

p) The form of such Agreement shall be to the satisfaction of 

Westernport Region Water Corporation. A copy of the format of 

the Agreement will be provided on request.  

q) The plan of subdivision lodged for certification is to be referred to 

Westernport Water Region Water Corporation pursuant to 

Section 8(1) of the Subdivision Act 1988. 

Ausnet Electrical Services Conditions 

12. Enter into an agreement with AusNet Electricity Services Pty Ltd 

for the extension, upgrading or rearrangement of the electricity 

supply to lots on the plan of subdivision. A payment to cover the cost 

of such work will be required.  

13. Provide electricity easements internal and external to the 

subdivision in favour of AusNet Electricity Services Pty Ltd to service 

the lots on the plan of subdivision and/or abutting lands as required 
by AusNet Electricity Services Pty Ltd. The provision of reserves for 

electricity substations may also be required 

Telecommunication Services Conditions  

14. The owner of the land must enter into an agreement with:  

a) a telecommunications network or service provider for the 

provision of telecommunication services to each lot shown on the 

endorsed plan in accordance with the provider’s requirements and 

relevant legislation at the time; and  

b) a suitably qualified person for the provision of fibre ready 

telecommunication facilities to each lot shown on the endorsed 

plan in accordance with any industry specifications or any 

standards set by the Australian Communications and Media 

Authority, unless the applicant can demonstrate that the land is in 

an area where the National Broadband Network will not be 
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provided by optical fibre. 

15. Before the issue of a Statement of Compliance for any stage of the 

subdivision under the Subdivision Act 1988, the owner of the land 

must provide written confirmation from:  

a) a telecommunications network or service provider that all lots are 

connected to or are ready for connection to telecommunications 

services in accordance with the provider’s requirements and 

relevant legislation at the time; and 

b) a suitably qualified person that fibre ready telecommunication 

facilities have been provided in accordance with any industry 

specifications or any standards set by the Australian 

Communications and Media Authority, unless the applicant can 

demonstrate that the land is in an area where the National 

Broadband Network will not be provided by optical fibre. 

 Native Vegetation Condition  

16. To offset the removal of 0.031 hectares of native vegetation , the 

permit holder must secure the following native vegetation offset in 

accordance with Guidelines for the removal, destruction or lopping of 

native vegetation (DELWP 2017):  

a) general offset of 0.006 general habitat units:  

i. located within the Port Phillip and Westernport Catchment 

Management boundary or Bass Coast municipal area with a 

minimum strategic biodiversity value of at least 0.160.  

17. Before any native vegetation is removed, evidence that the required 

offset must be provided to the satisfaction of the responsible 

authority. This evidence must be one or both of the following: 

a) an established first party offset site including a security 

agreement signed by both parties, and a management plan 

detailing the 10-year management actions and ongoing 

management of the site, and/or credit extract(s) allocated to 

the permit from the Native Vegetation Credit Register. 

18.  A copy of the offset evidence will be endorsed by the responsible 

authority and form part of this permit.  

Public Open Space Contribution  

19. Before a statement of compliance is issued under the Subdivision Act 

1988, a sum equivalent to five per cent of the site value of all the 

subject land in the subdivision must be paid to the Responsible 

Authority.  

Expiry Condition  

20. This permit will expire if one of the following circumstances applies: 

a) The plan of subdivision is not certified under the Subdivision Act 

1988 within two years of the date of this permit; or 
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b) Registration of the plan of subdivision is not completed within five 

years of the certification of the plan of subdivision under the 

Subdivision Act 1988. 

 A permit may be extended in accordance with Section 69 of the Planning 

and Environment Act 1987. 

PERMIT NOTES 

Asset Protection Permit 

Unless exempted by the Bass Coast Shire, an Asset Protection Permit 

must be obtained prior to the commencement of any proposed building 

works, as defined by Local Law No. 1 Neighbourhood Amenity 2012.  Bass 

Coast Shire Council’s Asset Protection Officer must be notified in writing 

at least 7 days prior to the building works commencing or prior to the 

delivery of materials/equipment to the site. 

Road Occupation Permit  

A Bass Coast Shire Road Occupation Permit must be obtained prior to 

the commencement of the construction of all new vehicle crossings and 

for the upgrading, alteration or removal of existing vehicle crossings.  The 

relevant fees, charges and conditions of the Road Occupation Permit will 

apply to all vehicle crossing works.  It is a requirement that all vehicle 

crossing works be inspected by Bass Coast Shire Council’s Asset 

Protection Officer. 

Stormwater Discharge Point 

A Bass Coast Stormwater Discharge Point must be obtained prior to the 

connection of all new stormwater drainage into Bass Coast Council’s 

stormwater drainage system.  All new stormwater drainage connections 

must be inspected by Bass Coast Council’s Asset Protection Officer before 

any backfilling of the connection is undertaken. 

 

 

 
 

Attachments 
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H.5 "Toorak Park Estate" - VCAT Appeal to application under Development 

Plan Overlay Schedule 24 at Ullathornes Road, Inverloch 

File No: CM22/72 

Division: Place Making 

Council Plan Strategic Objective: Sustainable Development 

Prepare for growth while ensuring the 

intrinsic values and character of Bass 

Coast are retained. 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Summary 

Council received an application to consider and assess a proposed Development Plan 

for the land adjacent to the Bass Highway and Ullathornes Road, Inverloch specifically 

identified as Lot 2 on Plan of Subdivision S305409 Bass Highway, Inverloch. The 

proposed Development Plan had a number of deficiencies that officers were seeking 

to resolve prior to presenting the Development Plan to Council.  

In late June 2022, Council was advised by VCAT that an appeal had been lodged under 

s149 of the Planning & Environment Act 1987 for Council’s failure to determine the 

proposed development plan within a reasonable time. An associated planning 

application was also appealed however as the proposals must be considered 

sequentially, only the proposed Development Plan application is relevant to this 

report. 

The Tribunal now has full jurisdiction and presides as the responsible authority over 
this matter with the role of Council to inform the Tribunal of their position on the 

application in order to participate in the compulsory conference and hearing. 

It is recommended that Council informs the Tribunal that, had they had the 

opportunity to make a decision, Council would have resolved to refuse to endorse 

the proposed development plan. 

Background 

The development plan was lodged by the applicant, Marshal Melbourne Pty Ltd on 21 

June 2021 for the land adjacent to the Bass Highway and Ullathornes Road, Inverloch 

specifically identified as Lot 2 on Plan of Subdivision S305409 Bass Highway, Inverloch 

(see Figure 1 below).  
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Figure 1. Aerial image of the subject site at the corner of Bass Highway and Ullathornes Road, Inverloch 

and surrounding area (Source: Bass Coast Shire Council IntraMaps, 2022). 

On 6 August 2021, Council officers sent a request for further information for the 

proposal relating to both the development plan and the subdivision application which 

were lodged concurrently. The requests primarily related to drainage and traffic 

requirements. 

Subsequently, officers undertook non-statutory notice of the development plan on 14 

February 2022 to 208 properties in the vicinity of the subject site seeking feedback on 

the proposed plan. In response, Council received 18 submissions to the proposal 

raising concerns with the proposal. The details of these submissions are summarised 

in the discussion section of this report. 

Following the completion of this notice process on 14 April 2022, Council officers 

provided a position to the applicant highlighting outstanding deficiencies requiring 

rectification to receive a supportive officer recommendation to Council for the 

development plan. 

In May, Council officers met with the applicants several times to resolve these 

deficiencies with little success. 

The applicant advised on 6 June 2022 that they had been instructed to lodge appeals 

against Council’s failure to determine both applications. 

Strategic Basis 

Council Plan Strategic Objective: 

Sustainable Development - Prepare for growth while ensuring the intrinsic values and 

character of Bass Coast are retained 

Governing Documents 

 Planning and Environment Act 1987 

 Bass Coast Planning Scheme  

o Clause 43.04 Development Plan Overlay – Schedule 24 (DPO24) Inverloch 

Growth Areas  
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o Clause 11.01-1L-08 Inverloch (Settlement) which includes the Inverloch 

Strategic Framework Plan 

 Inverloch Urban Design Framework (2011) 

Discussion 

As it is expected that the applicant will amend their proposal in advance of the VCAT 

hearing, it is not considered necessary to include a full assessment of all aspects of the 

proposal in this Council report. The primary purpose of this report is to confirm 

Council’s position on the proposal and provide an opportunity to consider 

community feedback to ensure the best outcome for the community.  

The Proposal 

The proposed Development Plan under the DPO24 (see Figure 2 below) shows the 

following:  

 Areas designated for general residential development and an area of medium-

density residential development in the centre of the site; 

 Road layout, entrance/ exit points along Ullathornes Road and connecting with 

the existing subdivision area to the south as well as pedestrian connections 

within and outside of the site; 

 An area identified for commercial uses at the western corner of Ullathornes 

Road and Bass Highway;  

 A drainage reserve which runs north-south along the western side of 

Ullathornes Road; 

 A fire protection buffer strip along the northern boundary of the site; and 

 Public open space within the centre of the site which contains a number of 

mature native trees.   
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Figure 2. Proposed Development Plan for Development Plan Overlay 24 (DPO24) at the 

corner of Bass Highway and Ullathornes Road, Inverloch (Source: Marshal Melbourne, 2022). 
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The assessment of this proposal has been undertaken by the strategic planning team 

in consultation with the following internal teams who have met or provided feedback 

to Council at various stages of assessment: 

 Development Services (engineering) 

 Property 

 Sustainable Environment 

 Community Recreation & Culture 

 Asset Management 

This north-western corner of Inverloch has been located within the settlement 

boundary for many years and zoned for residential development since amendment 

C124. Given the site is also included within the proposed protected settlement 

boundary under the Distinctive Areas and Landscapes draft Statement of Planning 

Policy, Council officers do not dispute the proposal to allow residential development 

in this section of Inverloch. Indeed, this site represents critical land supply for the 

town which will assist in improving housing affordability and meeting our obligations 

to provide sufficient land supply to meet demand under the Victorian Planning 

Provisions. 

Furthermore, Council officers accept that detailed design of streetscapes and 

dwellings will be able to achieve the requirements of the Infrastructure Design 

Manual, Bass Coast Planning Scheme and be undertaken in accordance with any 

forthcoming neighbourhood character guidelines for the area, as well as any 

directions under the Distinctive Areas and Landscapes program. 

Nevertheless, Council officers are concerned that the inadequate consideration of 

several issues will create legacy issues for both Council and future residents of this 

and surrounding areas. 

Following the completion of the informal notice process on 14 April 2022, Council 

officers provided a position to the applicant highlighting outstanding deficiencies 

requiring rectification to receive a supportive officer recommendation to Council. 

The outstanding issues primarily related to offsite traffic impacts and technical 

stormwater management details. 

Referrals 

The proposed development plan was referred externally to the relevant authorities as 

below: 

Agency/Department Comment 

Ausnet Electricity Services - External No objection subject to standard conditions 

Department of Transport - External No objection subject to: 

 Upgrade to the intersection of the 

Bass Highway & Ullathornes Road 

 An agreement requiring the balance 

of the land (in the farming zone) to 

have no access to the Bass Highway 
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Country Fire Authority - External No objection subject to: 

 Ensure lots in SW corner have 

reasonable separation from grassland 

hazard to west 

 Clarification on the staging of the 

development and how bushfire 

hazards will be managed on an 

interim basis 

 Location of hydrants shown on the 

plan 

 Provision of non-combustible fencing 

between proposed lots and 

grassland hazard areas 

Department of Environment, Land, 

Water and Planning - External 

No objection to proposed development 

plan 

Comdain Infrastructure  (Gas) - 

External 

No objection subject to standard conditions 

West Gippsland Catchment 

Management Authority - External 

No objection subject to revised Stormwater 

Management Strategy confirming: 

 How flows from the external 

catchment will be conveyed across 

the site 

 How 1% AEP flows will be mitigated 

to ensure downstream landowners 

will not be adversely impacted 

 How the proposed stormwater 

infrastructure will be maintained in 

the short, medium and long term. 

South Gippsland Water - External No objection subject to standard conditions 

 

Key Issue 1 - Traffic Management 

The report preared by the applicant’s consultant incorrectly suggests that Ullathornes 

road would only required an upgrade to a collector/connector level road at 6000 

vehicle movements per day. This is inconsistent with the Infrastructure Design Manual 

which states a collector/connector street should be provided for any road with over 

2500 vehicle movements per day, a threshold which will be exceeded by this 

proposal. A standard collector/connector road as described in the Infrastructure 

Design Manual could not be accomodated in the existing road reserve so officers 

requested the applicant to consider upgrades to Ullathornes Road that would have 

the effect of mitigating this additional traffic impact instead. This was not provided.  

Council officers are in the process of seeking the advice of traffic engineering 

consultants to determine the ultimate design for Ullathornes Road. 
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Key Issue 2 - Stormwater Management 

Seperately, the Stormwater Management Strategy provided by the applicant has 

insufficient detail for Council officers to be satisfied the proposal will not have a 

deleterious effect on either Council’s assets or downstream property owners. 

Specifically council officers requested detail on: 

 The potential downstream effects of any stormwater design including but not 

limited to,  

o erosion due to increased flows,  

o flooding,  

o any environmental matters including protection of existing vegetation within 

the waterway,  

o sedimentation build up, and  

o impact on any other Council assets  

 Preliminary layout of wetland including sections, batter slopes, TWL, etc, 

should be provided.  

 details of the outfall structure connection to the existing Ullathornes Road 

culvert and any erosion/energy dissipator works on the outlet to the existing 

culvert. 

 Whether all runoff from the site being directed to the Nesci Court outfall  

 The ultimate drainage solution that includes expected post-development flows 

of the entire DPO24 area (including east of Ullathornes Road) including staging.  

 Whether upgrades are required to accommodate the proposed discharge 

through to Ayr Creek reserve. 

Stormwater & Traffic Conclusion 

Due to the critical nature of these elements to the ongoing maintenance costs of 

infrastructure in Inverloch as well as the impacts on existing residents, officers have 

engaged expert witnesses in traffic and stormwater management to appear at VCAT 

on Council’s behalf as well as an advocate to best advocate for Council and the 

community’s concerns. 

Submissions 

The provisions of the Planning & Environment Act 1987 and the Bass Coast Planning 

Scheme do not include specific requirements regarding the advertising of a proposed 

Development Plan.  However, as any subsequent planning permit application which is 

generally in accordance with the Development Plan would be exempt from the 

normal notification and appeal processes, Council has a practice of undertaking a non-

statutory notification process for such applications to ensure Council are able to act 

in a reasonable manner and take into account all relevant considerations, including 

those raised by the community. 

Officers undertook non-statutory notice of the development plan on 14 February 

2022 to 208 properties in the vicinity of the subject site seeking feedback on the 

proposed plan. In response, Council received 18 submissions to the proposal raising 

concerns with the proposal. 
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A summary of the concerns raised is included below: 

Submission No. Summary 

Submission 1  The land should be used for a Inverloch Campus of Bass 

Coast College 

 The proposal should include further environmentally 

sustainable design initiatives 

 The proposal is not within walking distance of the Inverloch 

commercial area 

 Medium density housing notation is unclear 

 The proposal should include a greater amount of commercial 

land central to the development 

 The proposal should have separate access to Bass Highway 

Submission 2  The proposal should include for the upgrade of Ullathornes 

Road 

Submission 3  The proposal should include a separate access road to Bass 

Highway 

 Commercial development should not be proposed on corner 

of Bass Highway 

 Water Pressure should be increased in North-West Inverloch 

Submission 4  Concerns the drainage has not been fully resolved 

 Inadedequate information on traffic controls for access points 

off Ullathornes Road 

 Query on the Public Open Space contribution 

 Potential loss of significant trees 

 Concern over location of crossings 

Submission 5  Provision for children’s playground should be included 

 Provision for off leash fenced dog recreation area 

 Provision of a roundabout on Bass Highway for Ullathornes 

Road 

 Concerns about use of Oceanic Drive during construction 

Submission 6  Concern over increased traffic on Ullathornes Road 

 The proposal should include a separate access road to Bass 

Highway 

Submission 7  Concern over integration with Oceanic and Albotross Drive 

Submission 8  Concern over Nesci Court outflow 

 Concern over increase Ullathornes Road Traffic 

 Lack of Street Lighting in Ullathornes Road 

Submission 9  Concern over drainage run-off to Nesci Court 
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Submission 10  Requests speed reduction on Ullathornes Road and provision 

of footpath to bus stop 

 Conern regarding drainage run-off to Ullathornes Road 

 Requests provision of park amenities including playground and 

toilets 

Submission 11  Concern over commercial site 

 Concern over usability of drainage reserve 

Submission 12  Requests relocation of commercial precinct to south of 

subject land 

 Requests provision for pedestrain access across the drainage 

reserve direct to public open space 

 Concerns over drainage run-off 

Submission 13  Concerns over traffic impacts 

 Request commercial facilities on land 

 Concerns over impacts on parking in town centre 

Submission 14  The proposal should include a separate access road to Bass 

Highway 

 Concern over lack of gardens in medium density 

 Requests provision for children’s plaground in park 

 Concern over damage to natural environment 

Submission 15  Concerns over medium density housing impacts 

Submission 16  The proposal should include a separate access road to Bass 

Highway 

Submission 17  Concern over Ullathornes Road traffic 

 The proposal should include a separate access road to Bass 

Highway 

Submission 18  Concern over Ullathornes Road traffic 

 

In summary, the main issues raised in submissions relate to traffic increases on 

Ullathornes Road, the need for an additional access point to Ullathornes Road and 

concerns over drainage run-off and the lack of park facilities proposed. 

The Department of Transport has confirmed to Council that they would not support 

additional access roads to the Bass Highway.  

Advice from Council’s open space team confirms the need for a children’s playground 

on the proposed park. This will be sought through the appeal process. 

Assessment Conclusion 

Having regard to the above, if an appeal had not been lodged, Council officers may 

have been in a position recommending support for the proposed development plan 

subject to revisions to the Stormwater Management and Traffic Management 

Strategies.  
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The application as it currently stands is an eclectic collection of conflicting reports and 

plans which is not in an appropriate form to endorse under Schedule 24 of the 

Development Plan Overlay. 

Since the application has been appealed to VCAT and Council must take a position on 

the proposal as it currently stands in absence of the required revisions, officers 

cannot lend their support to the application. Refusal of the proposed development 

plan is recommended. 

Conclusion 

This proposal will be considered at a VCAT hearing and subject to several revisions 

during that process as a result of traffic and stormwater management expert input 

from both Council and the applicant. Ultimately, the Tribunal has jurisdiction to make 

the final decision on this development plan. Nevertheless, Council must make a 

determination on the application before it as a position for the hearing.  

In the absense of sufficient stormwater management and traffic management 

information as well as the current convoluted and conflicting state of the relevant 

various reports, officers cannot recommend supporting the proposal despite the 

urgent need for housing supply in the area. 

 

Recommendation 

That in relation to the proposed Development Plan applying to Lot 2 on 

Plan of Subdivision S305409 Bass Highway, Inverloch made under 

Schedule 24 of the Development Plan Overlay, Council resolves that had it 

had the opportunity to make a decision on the application, it would 

resolve to refuse the proposal in its current form on the following grounds: 

 The proposal is inconsistent with Schedule 24 to the Development 

Plan Overlay under the Bass Coast Planning Scheme, specifically: 

o the applicant has not provided sufficient information to address 

the matters required to be addressed by DPO24 at clause 4.0 in 

particular. There is a lack of consideration of the off-site 

infrastructure that is required to service the proposed 

development.  The development plan requires reliance on 

downstream drainage infrastructure that is likely to be necessarily 

shared with land to be developed in the balance of DPO24.  A 

shared infrastructure plan or similar plan or report should be 

prepared to guide how, in the context of the requirement at 

clause 3.0 of DPO24, any section 173 agreement is to address the 

provision of off-site infrastructure such as drainage.  A shared 

infrastructure plan (or other similar document) should also 

address the improvements required to Ullathornes Road where it 

abuts the land the subject of the proposed development plan fairly 

between the land within DPO24 on both sides of the road. 
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o the development plan which is sought to be approved does not 

comprise a sufficient suite of documents, in the form of a report 

and diagram as required by DPO24. 

 

Attachments 

AT-1  Revised Development Plan - 40013FP_A_L 1 Page 

AT-2  Revised Concept Master Plan - 40013CMP_A_I 1 Page 
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H.6 Commencement of the Bass Coast Neighbourhood Character Study, 

Housing Strategy and Residential Development Framework 

File No: CM22/417 

Division: Place Making 

Council Plan Strategic Objective: Sustainable Development 

Prepare for growth while ensuring the 

intrinsic values and character of Bass 

Coast are retained. 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Summary 

The purpose of this report is to: 

 Outline the proposed community engagement program for the Neighbourhood 

Character Study, Residential Development Framework and Housing Strategy  

 Seek authorisation to commence the first phase of community engagement on 

the Neighbourhood Character Study, Residential Development Framework, 

and the Housing Strategy; and   

 Present the Bass Coast Residential Market, Demand and Supply Assessment to 

Council for adoption 

Background 

Bass Coast Shire Council is one of Victoria’s fastest growing regional municipalities, 

with the area forecast to have a population of close to 48,140 residents by 2036. This 

population growth will result in demand for more than 10,000 additional dwellings. 

This will undoubtedly place pressure on infill development, given that greenfield 

development areas are close to being exhausted and settlement boundaries are 

proposed to be protected through the Bass Coast Distinctive Areas and Landscapes 

program.  

This presents a challenge as Council will be faced with needing to properly plan for 

and accommodate population growth, whilst also ensuring that appropriate planning 

policies and controls are in place to protect the valued attributes within in our 

townships where new development is proposed. 

To help manage this, Council is preparing a Neighbourhood Character Study, a 

Housing Strategy, and a Residential Development Framework.  

These projects are being run concurrently as it is important to ensure that the 

outcomes of the Neighbourhood Character Study do not prejudice the delivery of 

housing required to meet the future needs of the Bass Coast Community. 

The Neighbourhood Character Study involves a detailed assessment of 

neighbourhood character in Bass Coasts residential areas and the preparation of 

preferred character objectives and design guidelines that will guide the character of 

new residential developments.  
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The Housing Strategy will be a long-term plan to manage housing growth and change 

across all residential areas in Bass Coast. It will identify what our housing needs are, 

where housing growth and changes to residential density can occur based on a set of 

clearly defined principles and will help define the degree of change within our 

settlements. 

The Residential Development Framework will balance the outputs of the Housing 

Strategy and Neighbourhood Character Study to identify minimal, incremental, and 

substantial change areas for all residential settlements. This will inform the application 

of zones and overlays that are needed to ensure new development respects the 

identified preferred neighbourhood character of residential areas. 

The Neighbourhood Character Study, Housing Strategy and Residential Development 

Framework will build on and complement the State Government’s draft Statement of 

Planning Policy to ensure that Council is well equipped to sustainably manage the 

forecasted population growth.  

Strategic Basis 

Council Plan Strategic Objective: 

Sustainable Development - Prepare for growth while ensuring the intrinsic values and 

character of Bass Coast are retained 

Governing Documents 

The relevant strategies and policies influencing the Neighbourhood Character Study, 

Housing Strategy and Residential Development Framework are as follows: 

 Bass Coast Shire Council Plan 2021-2025.  

 Bass Coast Planning Scheme. 

 Bass Coast Draft Statement of Planning Policy and associated technical studies. 

 Planning and Environment Act 1987; and 

 DELWP Planning Practice Notes 43, 90 and 91.  

Discussion 

Bass Coast Residential Market, Demand and Supply Assessment  

To support the preparation of the Neighbourhood Character Study, Housing Strategy 

and Residential Development Framework, the Bass Coast Residential Market, Demand 

and Supply Assessment has been prepared (Attachment 1).   

It has been prepared to provide an assessment of the supply and demand for 

residential land in all settlements included in the municipal Settlement Hierarchy of 

the Bass Coast Planning Scheme. The Assessment examines the key economic and 

demographic drivers for housing in Bass Coast, identifies the needs and requirements 

to support future growth and investment in the housing sector and identifies the 

issues and opportunities that existing for housing in Bass Coast.  

The Bass Coast Residential Market, Demand and Supply Assessment provides the 

following key findings: 
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 Demand projections indicate 534 – 656 additional dwellings will be required 

per year over the next 15 years in Bass Coast, resulting in the need for 

approximately 10,000 additional dwellings by 2036. 

 Bass Coast has a lower average household size compared with Regional 

Victoria, reflecting the high proportion of single and couple households (and 

older residents). Projections indicate that 78% of the additional households 

over the next 15 years will continue this trend. This will generate demand for 

smaller dwellings and medium density housing.  

 Unoccupied dwellings are a feature of the housing stock with only 56% of 

dwellings occupied at the 2016 Census. The remainder were primarily used as 

short-term visitor accommodation. Occupancy levels are particularly low in 

Phillip Island (37-45%), Inverloch (55%) and San Remo (60%). 

 The housing market in Bass Coast has experienced strong demand for housing 

driven by sustained population growth (due to internal migration), resulting in 
high sales volumes and price growth. The median house price in Bass Coast is 

now the highest of any peri-urban municipality. 

 Demand for rental properties is currently exceeding supply, and there is a lack 

of rental properties available. As a result, median rents have increased strongly 

in recent years. 

 The overall capacity of residential zoned land in Bass Coast townships suitable 

for occupation by new dwellings is estimated to be 4,952 lots. This capacity 
could accommodate demand for approximately 8.6 – 10.5 years if the locations 

and housing types were well matched to demand. The Wonthaggi North East 

PSP area (specifically the land that is still within the Farming Zone) could 

increase the overall capacity of residential land by an additional 3,373 lots.  

Issues and opportunities associated with these findings include: 

 The housing stock is largely homogenous, with residential development heavily 

weighted towards separate dwellings. A greater diversity of dwelling types will 

be needed to diversify the housing stock.  

 There is now a greater share and demand from owner occupiers in the housing 

market.   

 Housing affordability has declined substantially on the back of unprecedented 

price growth in 2020 and 2021.  

 Rental availability is very limited which can impact on local businesses retaining 

and attracting labour.  

 A substantial proportion of the housing stock is used by visitors, not 

permanent residents.  

 There is substantial variation in the land supply levels available by location 

across the municipality relative to demand. Popular coastal locations are now 

experiencing particularly low land supply levels which will place upward 

pressure on price and reduce opportunities for new households and visitors to 

be accommodated. 

 There is a lack of lower density and rural living opportunities. 
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 Local planning policy relating to infill development can be inconsistent and 

sometimes conflicting.  

The Residential Market, Demand and Supply Assessment is intended to help inform 

the community’s understanding of housing needs as they relate to Bass Coast.  It is 

also required to ensure that Council is meeting its obligations in accommodating 

projected population growth over at least a 15 year period.  

Community Engagement Method   

Community engagement is a significant part of preparing a Neighbourhood Character 

Study, a Residential Development Framework, and a Housing Strategy. It is important 

for understanding what residents value most about the places that they live and the 

character elements that they would like to see protect or enhanced in the future.  

For this reason, there will be two phases of community engagement held over the 

duration of the projects.  

 

 
 

Stage 1 

The first stage is to publicly launch the projects and to allow the community to have 

input into and inform the preparation of the draft Neighbourhood Character Study, 

draft Residential Development Framework, and draft Housing Strategy.  

This will be done by: 

 Explaining role, purpose and steps involved in developing a Neighbourhood 

Character Study and the Housing Strategy.  

 Collecting initial thoughts and feedback from stakeholders and local 

communities that can be used to inform the development of preliminary 

character areas and typologies and the draft Housing Strategy.  

 Collecting feedback on what residents think makes their local neighbourhood 

unique from others in the municipality. 

This stage is proposed to occur from the 22nd August to the 16th September 2022 

and will involve a mix of three (3) in-person drop in sessions as well as online and 

web-based activities.  

Stage 2 

The second stage is to gather feedback on the draft Neighbourhood Character Study, 

draft Residential Development Framework, and draft Housing Strategy.  

This will be done by: 

 Sharing a summary of ‘what we heard’ during Stage 1 community engagement 

and explaining how the feedback has been integrated into the draft reports.    
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 Introducing the draft Neighbourhood Character Study, draft Residential 

Development Framework and draft Housing Strategy and explaining their role 

and purpose.  

 Explaining the rationale behind the application of the character areas and 

housing change areas.   

 Collect feedback and submissions on the draft reports prior to their 

finalisation.  

This is proposed to occur from December 2022 to February 2023. Again, this will 

involve a mix of three (3) in-person drop in sessions as well as online and web-based 

activities.  

Next Steps  

Should the Bass Coast Residential Market, Demand and Supply Assessment be 

adopted, and authorisation provided to commence Stage 1 Community Engagement, 

the engagement will commence for a period of four (4) weeks starting Monday 22nd 

August 2022.  

Following Stage 1 Community Engagement, the feedback collected will be used to 

inform the preparation of the draft Neighbourhood Character Study, draft Residential 

Development Framework, and draft Housing Strategy. Once prepared, this will be 

release for a second stage of community engagement.  

Sustainability Implications 

For population growth to be managed sustainably (from an economic and 

environmental point of view), housing needs to be provided in locations that capitalise 

on existing infrastructure, jobs, services, and public transport and avoided in locations 

that are part of sensitive environs, or at risk of hazard and climate change.  

For population growth to be managed sustainably (from a social point of view), there 
needs to be an adequate supply and diversity of housing to meet the needs of our 

growing community, and for the design of this housing to be respectful of preferred 

character outcomes.  

The Neighbourhood Character Study, Housing Strategy and Residential Development 

Framework seek to balance all of these considerations for the benefit of the 

community to encourage sustainable development and management of population 

growth.   

Finances 

The Neighbourhood Character Study, Residential Development Framework and the 

Housing Strategy are initiatives in the 2022/2023 Council Budget.  

Stakeholders 

Both stages of community engagement on the Neighbourhood Character Study, 

Residential Development Framework and the Housing Strategy are intended to reach 

the broader community as well as special interest groups and government agencies.  
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This includes: 

 Local residents and ratepayers (both permanent and seasonal).   

 Department of Environment, Land, Water and Planning.  

 Planning referral authorities.  

 Small Coastal Township Alliance.  

 Historical societies.  

 Conservation societies. 

 Bunurong Land Council.  

 Community housing providers.  

 Development sector; and 

 Internal Council teams.   

Conclusion 

To properly plan for and accommodate population growth, whilst also ensuring that 

appropriate planning policies and controls are in place to protect the valued attributes 

within in our townships where new development is proposed, Council is preparing a 

Neighbourhood Character Study, Residential Development Framework and Housing 

Strategy.  

A significant part of preparing these projects is understanding the viewpoints and 

concerns of stakeholders through an extensive community engagement program 

which will take places over two separate stages.  

The first stage of the program involves publicly launching the projects to allow the 

community to have input into and inform the preparation of the draft Neighbourhood 

Character Study, draft Residential Development Framework, and draft Housing 

Strategy. This stage is also important for informing the community on the background 

work that has taken place to date, that will form the foundations of the 

Neighbourhood Character Study, Residential Development Framework and Housing 

Strategy 

The second stage involves gathering feedback on the draft Neighbourhood Character 

Study, draft Residential Development Framework, and draft Housing Strategy.  

Therefore, it is recommended that Council resolve to adopt the Bass Coast 

Residential Market, Demand and Supply Assessment and authorize commencement of 

the of community engagement.  
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Recommendation 

That Council: 

1. Adopt the Bass Coast Residential Market, Demand and Supply 

Assessment.  

2. Approve the first stage of community engagement on the 

Neighbourhood Character Study, Residential Development 

Framework, and the Housing Strategy.  

 

Attachments 

AT-1  Residential Market Supply and Demand Assessment 125 Pages 
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H.7 Response to Petition -  Shared Path for Pedestrians and Cyclists between 

Ventnor and Cowes 

File No: CM22/415 

Division: Place Making 

Council Plan Strategic Objective: Our Places 

Strengthening the connection between 

people and the public places they share 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Summary 

The purpose of this report is to provide a response to a petition received by Council 

in relation to a Shared Path for Pedestrians and Cyclists between Ventnor and Cowes.  

A petition was received by Council at the 20 April 2022 Council Meeting regarding 

Petition – Shared Path for Pedestrians and Cyclists between Ventnor and Cowes 

Council resolved at the 20 April 2022 Council Meeting: 

1. That the petition, Shared Path for Pedestrians and Cyclists between Ventnor and 

Cowes be received, noting in accordance with the Governance Rules section 54.10 it 

does not adhere to section 54.6 and lie on the table with a report to be presented by 

no later than the August 2022 Council Meeting.  

2. That the head petitioner be advised of Council’s decision. 

This report recommends thanking the head petitioner and advising them of the 

following. 

That Council: 

 Note that a pathway connection between Cowes and Ventnor is currently 

listed on Council’s Draft Tracks and Trails Strategy 

 Receives the Petition request for consideration in the final Tracks and Trails 

Strategy 

 Will receive the final Tracks and Trails Strategy for consideration by December 

2022 

Background 

At the 20 April 2022 Council Meeting a petition containing 426 signatures was 

presented to Council (refer AT-1). The petition reads: 

There is a strong desire from local residents, business and holiday makers for a shared path 

between Ventnor and Cowes. There is currently no safe route between the two locations. 

There are some sections where it is possible to ride on fire trails and gravel roads near the 

foreshore, but with little continuity. The local roads are not designed with cyclists in mind, and 

are particularly unsuitable for young families.  
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A path along the foreshore would be ideal. This has been achieved along Lover’s Walk in 

Cowes and between Kilcunda and Wonthaggi. There will be some challenges such as crossing 

at Salt Water Creek, but we encourage Council to explore all opportunities to achieve an 

optimal route that provides excellent access to the wonderful beaches between Cowes and 

Ventnor. Locals and visitors to the island would greatly benefit from such a path.  

A path that is aimed at all abilities including wheelchair access and senior citizens who feel 

insecure about cycling on roads would bring huge benefits to the community. The path should 

be designed with recreational and commuter users in mind. It is becoming increasingly 

important as the Island’s population increases.  

There is currently no community link (other than by motor vehicle) between these two major 

population centres on the island. A shared pathway would greatly contribute to community 

wellbeing and encourage physical actives for health benefits. For this reason the pathway 

should be attractive and easy to use.  

We would be grateful for an opportunity to engage with Council on this proposed shared 

pathway.  

Council resolved at the 20 April 2022 Council Meeting: 

1. That the petition, Shared Path for Pedestrians and Cyclists between Ventnor 

and Cowes be received, noting in accordance with the Governance Rules 

section 54.10 it does not adhere to section 54.6 and lie on the table with a 

report to be presented by no later than the August 2022 Council Meeting.  

2. That the head petitioner be advised of Council’s decision. 

This report responds to the first part of that resolution. 

Strategic Basis 

Council Plan Strategic Objective: 

Our Places - Strengthening the connection between people and the public places they share 

Governing Documents 

Council Plan 2021 – 25 

Long Term Financial Plan 2021 - 31 

Road Management Plan 2022 

Discussion 

Draft Tracks and Trails Strategy 

A Tracks and Trails Strategy was developed during 2022. The aim of the strategy is to 

create a trail network in Bass Coast Shire that “offered a connected and accessible 

trail network that supports active and heathy communities, showcases and protects 

the natural environment and encourages increased visitation to the region.” 

38 key connections were identified and have been included in the Draft Tracks and 

Trails Strategy. The connection between Cowes and Ventnor has been included in the 

Draft Strategy as a high priority connection. This is the connection that has been 

highlighted in the petition received.  
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Consultation  

The Draft Tracks and Trails Strategy was placed out for public exhibition and 

comment from 6 June 2022 until 1 July 2022. During the consultation period a total of 

157 surveys were completed and 40 written submissions.  

Petition Request  

The petition request containing 426 signatures requesting a Shared Path for 

Pedestrians and Cyclists between Ventnor and Cowes was received at Council’s 20 

April 2022 meeting.   

Final Tracks and Trails Strategy 

Community feedback on the Draft Tracks and Trails Strategy is currently being 

reviewed. The final Tracks and Trails Strategy will be presented to Council to 

consider for adoption by December 2022.  

Sustainability Implications 

There are no sustainability implications associated with this report. 

Finances 

There are no financial implications associated with this report. 

Stakeholders 

 Ventnor and Cowes residents and ratepayers in consideration of response to the 

petition 

 Ventnor and Cowes residents and ratepayers participating in the engagement of 

the Tracks and Trails Strategy 

 Visitors to the area participating in the engagement of the Tracks and Trails 

Strategy 

 Visitors to the area  

 Bass Coast Shire Council 

Conclusion 

In 2022 Council commenced the development of a Tracks and Trails Strategy. The 

aim of the Strategy is to develop a connected network of trails across Bass Coast. 

The Petition requesting a Shared Path for Pedestrians and Cyclists between Ventnor 

and Cowes was received at Council’s 20 April 2022 meeting.     

Through the development of the Tracks and Trails Strategy, a connection between 

Cowes and Ventnor was identified as a high priority. The draft Tracks and Trails 

Strategy was placed on public exhibition from 6 June until 1 July 2022. Feedback from 
the consultation is being reviewed to inform the final Strategy to be considered by 

Council for adoption, no later than its December 2022 Council Meeting.  

The Petition requesting a shared pathway between Cowes and Ventnor highlights that 

a significant part of the community would like to see a shared pathway connection 

between the two urban areas. The Petition has been received during the period the 

Council is developing its Tracks and Trails Strategy and can be considered to inform 

the final Strategy.  
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Recommendation 

That Council: 

1. Notes that a pathway connection between Cowes and Ventnor is 

currently listed on Council’s Draft Tracks and Trails Strategy 

2. Receives the Petition request for consideration in the final Tracks 

and Trails Strategy 

3. Will receive the final Tracks and Trails Strategy for consideration by 

December 2022 

 

 

Attachments 

AT-1  CONFIDENTIAL - Petition - Shared trail form Ventnor to Cowes 20 Pages 
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H.8 Response to Petition - Parking in Marine Parade San Remo 

File No: CM22/432 

Division: Place Making 

Council Plan Strategic Objective: Our Places 

Strengthening the connection between 

people and the public places they share 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Summary 

The purpose of this report is to provide a response to a petition received by Council 

to review parking controls along the eastern end of Marine Parade, San Remo 

between Bergin Grove and Back Beach Road on both sides of Marine Parade.  

A petition was received by Council at the 18 May 2022 Ordinary Meeting of Council 

regarding the Parking in Marine Parade San Remo. At this meeting, Council resolved: 

1) That the petition, Parking in Marine Parade San Remo be received, noting in 

accordance with the Governance Rules section 54.10 it does not adhere to section 

54.6 and lie on the table with a report to be presented no later than the 17 August 

2022 Council Meeting. 

2)  That the head petitioner be advised of Council’s decision. 

This report provides background on the parking controls in Marine Parade, an 

overview of the actions taken to investigate and consider the petition and the next 

steps. It recommends that Council writes to the head petitioner thanking them and 

advising them that:  

 Council notes that based on parking survey data and community feedback, 

changes to parking in the Marine Parade precinct were implemented in 

November 2021. 

 Council notes that since the new parking arrangements have been in place, 

Officers have documented feedback and are monitoring the area.  

 Once the review is complete the head petitioner, local traders and residents 

will be informed of any further changes to parking arrangements to be made by 

December 2022. 

Background 

At the 18 May 2022 Council Meeting a Petition containing 38 signatures was received 

by Council (AT-1). The Petition Reads:  

We the undersigned are writing you with a request to change the current parking restrictions 

at the east end of Marine Pde San Remo. The main parking in question is located between 

Bergin grove and Back beach road, see attached map. 
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There have been various discussions with the Traders Association regarding the parking in 

Marine Pde over the years with much of it concentrated around the concerns of having 

people parking long term on the shop (south) side of Marine Pde. These discussions some 

years ago saw the introduction of shorter-term parking limits, (2hr) on that south side of the 

road at the west end and shorter term in front of the Dr and Post Office This change had a 

noticeable impact freeing up those parking spots for a quicker turnover of traffic while 

causing very little concern for the shop keepers with spaces on the north side remaining un 

restricted. There had been on-going discussions following the introduction of those restrictions 

and while some further suggestions were made regarding the west end of town, mostly 

because of the availability of the extra parking off Marine Pde, there was no mention or a 

need for any change for the east end of town which was working without problem. 

We understand the council have made the recent changes to the parking, especially the east 

end of Marine Pde with good intentions in mind but it has in fact created far more problems 

than it was to solve. We have been told that there was a consternation with the local 

businesses before a decision was made but the first those concerned was when a letter was 

sent around to explain what was being done and after most of the new signage poles had 

been installed. By restricting parking, (east end), on the north side of Marine Pde and leaving 

an unrestricted section between Wynne and Edgar roads staff from the businesses are 

parking all day in these spots. This is creating dangerous situations with people now forced to 

carry heavy loads of laundry across the busy road, elderly who would normally use these 

spots are now forced to park on the north side, also needing to cross the busy road. The 

restrictions have also created a problem in Back Beach Road, which didn't exist before, where 

one body corporate has sign written the parking spots, stating that they are for customer use 

only. One shop keeper even taking to block in people in who park in her spot placing a flyer 

under the windscreen explaining how to get the car moved. We understand that the section 

of parking in question is actually private land but by being on a public road it is very 

confusing, even for the council it would seem who had suggested that shop  keepers should 

use that area when first questioned about the restrictions. There was never a need for 

restrictions at this end of town and the noticeable change since the restrictions has been 

negative and actually creating far more congestion in the smaller side streets. 

San Remo is a unique town, especially with parking and requires an availability of both short 

term and long-term parking and has two very different needs for both east and west end of 

town. With many older shops in town that were not required to supply staff parking there is 

no choice but to park in Marine Pde for some of them. There was a need at the west end of 

town for more short-term parking because of the types of businesses that in that section of 

the street and because of the available all day parking this works well. 

Our request is to re-instate the non-restricted parking between Bergin grove and Back Beach 

Road on the north side of Marie Pde and to establish a 2hr restricted parking section on the 

south side between Wynne and Edgar roads, This would allow for continual flow of parking 

spots closest to the shops eliminating the need for the venerable to have to cross the busy 

road. It would then give availability of parking for those who need longer term parking, on 

the north side taking much of the congestion off the side roads. A change to the current one-

hour parking in Back Beach Road to 2hr as many of the businesses in that section require 

appointments lasting longer than 1hr. If the current road signage of *Customer Parking", 

despite all these parks being taken up by the business staff, is to remain then other signage 

is needed to explain that it is private land before the arguments that are happening become 

more heated. 
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This end of town is slowly starting to re-establish itself again with all shops occupied, it would 

be detrimental to the town if this was to change because of the restriction of access. We are 

more than happy to meet with council and discuss this matter further to resolve what has 

now unfortunately become a problem both with the shop keepers and their customers. 

Council resolved at the 18 May 2022 Ordinary Meeting of Council: 

1) That the petition, Parking in Marine Pde San Remo be received, noting in 

accordance with the Governance Rules section 54.10 it does not adhere to 

section 54.6 and lie on the table with a report to be presented no later than 

the 17 August 2022 Council Meeting. 

2) That the head petitioner be advised of Council’s decision.  

This report responds to the first part of that resolution.   

Strategic Basis 

Council Plan Strategic Objective: 

Our Places - Strengthening the connection between people and the public places they share 

Governing Documents 

Council’s Asset Management Policy and Strategy 2017 

Council’s Road Management Plan 2022 

Council’s Road Asset Management Plan 2019 – 2023 

Council’s Aspirational Pathways Plan 2016 

Road Management Act 2004 

Road Management Act 2004 Code of Practice, Management of Infrastructure in Road 

Reserves  

Discussion 

Car parking demand changes over time and Council carries out parking supply and 

occupancy surveys to keep track of the changing use.  Council also receives regular 

feedback from parking users and traders. The survey data and user feedback are key 

inputs into reviewing existing car parking arrangements.   

Based on previous parking survey data and cumulative feedback from a range of 

stakeholders, in the second half of 2021 parking arrangements in the Marine Parade 

precinct were reviewed.   

The process of reviewing car parking involves analysis of multiple conditions to create 

the best parking arrangement that balances the needs of the community. The 

following aspects were considered:  

1) Surrounding land use parking requirements 

2) Parking utilisation and occupancy surveys 

3) Feedback from traders and parking users 

4) Parking enforcement activities and Officer observations 

5) Seasonal demand 
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6) Specialty parking needs such as disabled bays, public transport and taxi 

services 

7) Private and off-street parking provision 

The 2021 parking review considered how best to improve traffic circulation in the 

high business and retail areas and to increase turnover in the car parking sections 

immediately adjacent to the shopping precinct.  In response new parking controls 

were introduced along the full length of Marine Parade, and sections of Back Beach 

Road and Woolamai Grove, San Remo in November 2021.  

Typically new parking controls are monitored for at least a year following 

implementation to review their effectiveness.  Since the new parking arrangements 

were implemented, community feedback has been documented and regular 

surveillance has been conducted. A follow-up parking demand and occupancy survey 

was also commissioned.  

The petitioners are requesting that Council re-instate the non-restricted parking 

between Bergin Grove and Back Beach Road on the north side of Marine Parade. 

Also, to establish a two-hour restricted parking section on the south side between 

Wynne and Edgar roads, adjacent to the shops.  Currently in this section the 

northern side has two-hour parking restrictions between 9am to 5pm.  The south 

side of Marine Parade has a mixture of unrestricted parking bays and 15-minute, one-

hour, and disabled restrictions between 9am and 5pm.  The petitioners also ask that 

the one-hour parking in Back Beach Road be increased to two hours. In summary the 

petition is effectively asking Council to mostly reverse the parking changes made in 

the eastern section of the shopping precinct in November 2021. 

The petition can be considered in conjunction with the ongoing review. The outcome 

of the review will be based on the current analysis of survey data that will evaluate 

the new parking arrangements over a 12 month period. Based on feedback and the 

outcome of this review, any further changes to the parking arrangements will be 

implemented by December 2022.  

Sustainability Implications 

There are no sustainability implications associated with this report. 

Finances 

There are no financial implications associated with this report. 

Stakeholders 

The stakeholders include the general public who visit San Remo and the businesses 

and property owners in the San Remo Central Business District. 

Various feedback from stakeholders informed the 2021 parking review, and Officers 

door-knocked affected traders in San Remo before implementing the changes.  

Any further changes to the parking arrangements will be discussed with the head 

petitioner and the affected local San Remo business community will be informed. 
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Conclusion 

Because car parking demand changes over time, Council regularly reviews parking 

supply to keep track of changing use. 

Car parking reviews look at multiple conditions to create a parking arrangement that 

balances community needs. 

Using previous parking survey data and community feedback, Council implemented 

changes to parking in the Marine Parade precinct in late 2021. 

Since the new arrangements have been in place Officers have been documenting 

feedback, monitoring the area and will consider the feedback from this petition as 

part of its review of the new arrangements.  

If the outcome of the review supports further changes to the parking arrangements it 

is intended that the changes are be implemented by December 2022.  

 

Recommendation 

That: 

1. Council notes that based on parking survey data and community 

feedback, changes to parking in the Marine Parade precinct were 

implemented in November 2021. 

2. Council notes that since the new parking arrangements have been in 

place, Officers have documented feedback and are monitoring the 

area.  

3. Once the review is complete the head petitioner, local traders and 

residents will be informed of any further changes to parking 

arrangements to be made by December 2022. 

 

Attachments 

AT-

1  

CONFIDENTIAL - Petition requesting a change to current parking 

restrictions in Marine Pde San Remo  signed by San Remo business 

owners 

5 

Pages 
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H.9 Response to Petition - Safety Risk Park Parade Road Cape Paterson 

File No: CM22/453 

Division: Place Making 

Council Plan Strategic Objective: Our Places 

Strengthening the connection between 

people and the public places they share 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Summary 

The purpose of this report is to provide a response to a petition received by Council 

in relation to concerns at Park Parade Road, Cape Paterson.  

A petition was received by Council at the 20 July 2022 Council Meeting regarding 

Petition – Safety Risk Park Parade Road Cape Paterson 

Council resolved at the 20 July 2022 Council Meeting: 

1. That the petition, Safety Risk Park Parade Road Cape Paterson be received and lie on 

the table with a report to be presented no later than the August 2022 Council 

Meeting.  

2. That the head petitioner be advised of Council’s decision. 

This report recommends thanking the head petitioner and advising them of the 

following. 

That Council: 

 Will investigate concerns to determine risk and any short-term safety measures 

that may be implemented at Park Parade Road, Cape Paterson 

 Commences a Local Area Traffic Management Plan for Cape Paterson with 

community consultation in 2023/24 

Background 

At the 20 July 2022 Council Meeting a petition containing 48 signatures was presented 

to Council (refer AT-1). The petition reads: 

The undersigned respectfully request that the Bass Coast Shire Council implement the 

necessary measures to resolve the escalating safety risk in the section of Park Parade 

Road between Anchor Parade and Anglers Road. This risk is the outcome of the following 

interrelating factors: 

i. The physical condition of the road 

ii. The increasing through traffic on the road 

iii. The driver behaviour of vehicles travelling on the road 

iv. The increased use by pedestrians and bicycle riders 
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v. The lack of traffic safety measures to modify driver behaviour 

vi. The Cape development causing increased usage by residents and service 

vehicles  

Council resolved at the 20 July 2022 Council Meeting: 

1. That the petition, Safety Risk Park Parade Road Cape Paterson be received and 

lie on the table with a report to be presented no later than the August 2022 

Council Meeting.  

2. That the head petitioner be advised of Council’s decision. 

This report responds to the first part of that resolution. 

Strategic Basis 

Council Plan Strategic Objective: 

Our Places - Strengthening the connection between people and the public places they share 

Governing Documents 

Asset Management Strategy 2017 

Road Management Plan 2022 

Road Asset Management Plan 2019 – 2023 

Road Management Act 2004 

Road Management Act 2004 Code of Practice, Management of Infrastructure in Road 

Reserves  

Discussion 

Petition Request 

The petition request is in relation to safety concerns at Park Parade Road, Cape 

Paterson, between Anchor Parade and Anglers Road. The request is for 

implementation of safety measures to address a perceived road safety risk 

interrelated with increased road usage, road condition, driver behavior and a lack of 

safety measures.  

Existing conditions 

Park Parade Road is an unsealed street in Cape Paterson that services access to 

residential properties between Seaward Drive and Anchor Parade. It provides access 

to a small playground and open space area on Park Parade Drive, with some informal 

parking provision. Connecting streets of Rod Street, Ozone Court, Scenic Road and 

Anglers Road are also accessible by Park Parade Drive. Park Parade Drive connects 

from Seaward Drive at Cape Paterson’s northern residential boundary to Anchor 

Parade/Scenic Road and onwards to Surf Beach Road at Cape Paterson’s southern 

end of the residential area.  

Park Parade Drive is one of three southern exits off Seaward Drive, that provide 

options for road users to navigate from Seaward Drive into the residential area, or to 

commercial or coastal reserve at the south end of Cape Paterson. Road users from 

the new development, The Cape, are able to access Cape Paterson via Park Parade 

Drive, Spear Street or Tarooh Street. Due to this development an increase in vehicle 

movements in residential streets will be expected to have occurred in recent years.  
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Wider area considerations 

Cape Paterson is currently experiencing growth from new developments, infill 

development and a shift towards more permanent residents.  

Access in and around Cape Paterson is via a network of residential streets that vary 

from sealed to unsealed status.  

Council has received reports from community regarding road safety concerns at 

Tarooh Street and Seawood Drive intersection. The intersection has received some 

road safety treatments over past years and is on Council’s Local Road Safety 

Improvement Program for detailed design, as high priority on the program.  

Changing the function or road user priority at this intersection would likely have flow 

on effect to traffic movement on other residential streets.  

Short term investigation 

A road safety assessment for Park Parade Drive is possible in order to determine the 

risk reported via the Petition. Any short-term road safety treatments could be 

implemented to address any unacceptable road safety risks.  

Longer term strategy 

A longer-term strategy to consider factors such as residential growth, driver 

behavior, physical road network constraints and opportunities and pedestrian and 

cyclist use in conjunction with safety and access would be beneficial.  

A Local Area Traffic Management Plan for Cape Paterson that considers these factors 

would assess the overall network function and recommend short, medium and long-

term actions in line with projected residential growth. This would involve community 

consultation and be intended to address the concerns raised by the petition and any 

other residents.  

Local Area Traffic Management Plans have been conducted on many townships across 

Bass Coast and they are typically prioritised based on urban growth and community 

feedback. These types of traffic studies have been undertaken for areas including, 

Dalyston, Wonthaggi, San Remo, Surf Beach and Sunderland Bay, Rhyll and Cowes. 

Cape Paterson has one of the highest priority intersections in Council’s Local Road 

Safety Program at Tarooh and Seaward Drive. Treatment options for this 
intersection, such as changing traffic priority will need to consider wider area traffic 

flow impacts. For this reason, in conjunction with existing urban growth and 

community feedback, a Local Area Traffic Management Plan is a priority for Cape 

Paterson.  

Sustainability Implications 

There are no sustainability implications associated with this report. 

Finances 

If Council resolve to conduct a Local Area Traffic Management Plan, this would 

require operational project funding of approximately $100,000. This is not included in  

current budget or resourcing. The funding would be subject to adopting a Cape 

Paterson Local Area Traffic Management Plan operational project as part of a new 

initiative the 2023/24 budget process.  
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The current budget and resourcing will support initial risk assessment and any short-

term road or traffic treatments. 

Stakeholders 

Cape Paterson ratepayers and residents in consideration of the Petition 

Cape Paterson residents 

Visitors to the area 

Bass Coast Shire Council 

Conclusion 

The petition regarding a safety risk at Park Parade Road, Cape Paterson was received 

at the 20 July 2022 Council meeting.  

The Petition highlights a perceived safety risk due to factors including, residential 

development and increased road usage, physical condition of the road, driver 

behaviour and lack of road safety measures.  

A road safety assessment to determine the risk at Park Parade Road and any 

associated short-term treatments could be implemented, with treatments in 2023. 

The Petition highlights issues that are related to current residential growth and 

development in the Cape Paterson area. A network approach to resolving these 

issues in the longer term is recommended, as local treatments at Park Parade Drive 

would not be expected to permanently address concerns as further growth is 

experienced.  

A Local Area Traffic Management Plan is recommended due to increasing growth, 

community feedback and due to a high priority intersection in Council’s Local Road 

Safety Improvement Program being at Tarooh Street and Seaward Drive, Cape 

Paterson. The design solution for this intersection will be integral for traffic flow 

around Cape Paterson, including for other access streets like Park Parade Drive and 

Spear Street. A strategic approach to managing future transport demand in Cape 

Paterson is considered to be most effective in mitigating safety risks in the longer 

term. This can be achieved with an implementation plan that is aligns to perceived 

growth.  

 

Recommendation 

That Council: 

1. Will investigate concerns to determine risk and any short-term 

safety measures that may be implemented at Park Parade Road, 

Cape Paterson 

2. Includes a Local Area Traffic Management Plan for Cape Paterson, 

as a new initiative for consideration in the 2023/24 budget process 

 

Attachments 

AT-1  CONFIDENTIAL - Safety Risk Park Parade Road 32 Pages 
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H.10 Destination Gippsland Partnership Agreement 

File No: CM22/422 

Division: Partnerships, Economy and Culture 

Council Plan Strategic Objective: Growing our Economy 

Progressing opportunities for visitor 

economy and business growth in 

harmony with our natural environment 

and sustainable values 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Summary 

The purpose of this report is to provide Council with the appropriate information to 

enter into a partnership agreement between Bass Coast Shire Council and 

Destination Gippsland (DGL) until 30 June 2024.  

DGL is the Regional Tourism Board for Gippsland, excluding Phillip Island and San 

Remo and is one of Council’s key strategic partners in developing the visitor economy 

in Bass Coast. DGL is the state recognised Regional Tourism Board, an independent 

peak body for the Gippsland Tourism Sector. It is governed by a skills-based board 

and includes each of the Gippsland Council’s CEO on its Board.  

Council has partnered with DGL since its inception in 2008 through various 

agreements. The purpose of the partnership agreement is to clearly articulate the 

relationships, responsibilities and funding commitment that supports the collaborative 

working arrangements between Bass Coast Shire Council and DGL. It is 
recommended that Council authorise officers to enter into a partnership agreement 

between Bass Coast Shire Council and Destination Gippsland. 

Background 

The Visitor Economy is a major influence of the local economy, community and 

environment. Our community has a rich history of welcoming visitors from all over 

the world providing memorable experiences.  

The COVID-19 pandemic has had a significant impact on the Bass Coast economy. 

Bass Coast is considered the most reliant Local Government Area on tourism in 

Victoria. Tourism is one of the sectors that has been significantly impacted by the 

pandemic, the implications for the local economy are far-reaching.  

Pre-COVID the value of tourism was estimated at $529 million (2018-2019), 

accounting for 43.9% of the local economy. This represented an estimated 5,900 jobs 

employed in the visitor economy. In 2019-2020 the value of tourism was estimated 

for Bass Coast to be $379 million, that represents 30.5% of the economy, a decrease 

from the previous year of $150 million or 29%.  
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Council is committed to improving tourism outcomes for our region focusing on 

increasing visitor numbers off-peak and mid-week, increasing the length of stay and 

expenditure, dispersal into region and visitor satisfaction. Council has financially 

supported DGL since its inception in 2008.   

In March 2019 the State Government commissioned the Regional Tourism Review 

with the goal to provide the tourism industry in Regional Victoria the support and 

opportunity needed to grow. The findings from this Review lead to the development 

of the Visitor Economy Recovery and Reform Roadmap, providing a framework for 

industry and the Victorian Government. Included in the Roadmap, existing Regional 

Tourism Boards will transition to a new network of Visitor Economy Partnerships.  

Whilst this strategic work is being undertaken, the Victorian Government has 

committed funding to Destination Gippsland until 30 June 2024. During this time 

Council will work with DGL, Destination Phillip Island and relevant State Government 

departments to ensure the transition has minimal disruption.  

As Council develops the Economic Development Framework, particular reference to 

how Council best supports the visitor economy will be emphasized.   

DGL’s role is to inspire, influence and lead positive tourism outcomes through 

partnerships across Gippsland. DGL has three strategic priorities:  

 Generate visitor demand through marketing and events 

 Improve visitor experience by visitor infrastructure and coordinated tourism 

planning 

 Help businesses grow through industry training, recovery and resilience 

services, and connecting to opportunities 

Strategic Basis 

Council Plan Strategic Objective: 

Growing our Economy - Progressing opportunities for visitor economy and business growth 

in harmony with our natural environment and sustainable values 

Leading for our Community - Demonstrating leadership through good governance, 

transparency and accountability 

Governing Documents 

Bass Coast Shire Council Plan 2021-2025 

Gippsland Destination Management Plan – Towards 2030 

Economic Development Strategy 2016 – 2021 

Discussion 

Council support for DGL is an essential part of delivering a strategic and coordinated 

direction for Gippsland visitor economy. Previously Council and DGL have through 

agreed role, strategic priorities, and key deliverables partnered to deliver shared 

outcomes for tourism industry in Gippsland.  
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The partnership agreement continues to provide a collaborative, coordinated and 

strategic approach through a formalised partnership agreement. The partnership 

agreement is the same format Council used in its partnership with Destination Phillip 

Island. 

DGL is a not-for-profit public company governed by a skills-based board, and equally 

held by the 6 Gippsland Councils member organisation.  

The principles of the agreement are as follows:  

 Both DGL and the Council will reasonably seek to ensure that the Activity 

operates in a manner which:  

 Ensures that the expectations and key strategic objectives of DGL and the 

Council are aligned. 

 Significantly advances the relationship between the tourism sector, operators, 

businesses and local tourism authorities.  

 Ensures that key staff of the Council and DGL work collaboratively in planning 

for tourism industry development, advocacy and marketing for the region. 

 Ensures that DGL addresses and takes a leading role in tourism issues and 

opportunities relevant to the Gippsland visitor economy and where 

appropriate the broader Shire. 

 Makes available information to the wider industry about the operation of the 

Activity. 

 Provides a safe working environment. 

 Takes account of equal opportunity principles. 

 Facilitates the participation of individuals within DGL organisation in decision-

making. 

 Utilises linkages with other services. 

Sustainability Implications 

The partnership with Destination Gippsland directly addresses economic sustainability 

in the region through a coordinated approach to the visitor economy in Gippsland.  

The partnership enhances the ongoing development of nature-based tourism in the 

region, which provides a financial incentive to the conservation and stewardship of 

our natural systems. This is considered to aid in the environmental sustainability of 

the municipal district. 

Finances 

For the previous agreement, each Gippsland Council provided $38,765.10 to support 

Destination Gippsland and the regional visitor economy for the period July 1, 2021 – 
June 30, 2022. This amount represented a 1.3% increase on the previous year to be 

consistent with the December Consumer Price Index.  
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2019/2020    

Annual contribution $37,334.00 

Contribution to off peak marketing activities via holiday home registration 

funds 

$7,423.00 

Leisurefest contribution $1,945.00 

Postcards promotional campaign $9,900.00 

Total $56,602.00 

 

2020/2021     

Annual contribution $38,080.90 

Contribution to off peak marketing activities via holiday home registration 

funds 

$8,044.30 

Contribution to COVID-19 recovery marketing $33,000.00 

Caravan and camping brochure reprint $2,750.00 

Caravan and camping show $2,137.90 

Total $84,013.10 

 

2021/2022    

Annual contribution $38,765.10 

Eat Drink Gippsland contribution $3,300.00 

Official Tourism Map contribution $3,850.00 

Total $45,915.10 

 

It is proposed that Council’s annual contribution to DGL continues to be indexed 

from 2021/22 contribution by the December Consumer Price Index for the next two 

financial years. Council has removed contributions to off-peak marketing activities 

previously funded through holiday home registrations. Any possible future 

contributions as part of the new Local Law will go through appropriate approval 

process.  

Stakeholders 

 Bass Coast Shire Council 

 Destination Phillip Island 

 Destination Gippsland 

 Victorian Government Department of Jobs, Precincts and Regions 

 Visit Victoria 

 Tourism Australia  
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Conclusion 

It is important that Council continues to maintain effective working relationships with 

peak tourism bodies in the region including DGL and Destination Phillip Island. 

Council’s contribution supports DGL to generate visitor demand through marketing 

and events, improve visitor experience by visitor infrastructure and coordinated 

tourism planning, and help businesses grow through industry training, recovery and 

resilience services, and connecting to opportunities.  

Council support for DGL is an essential part of delivering the strategic direction for 

Gippsland Destination Management Plan – Towards 2030. It is recommended that 

Council authorise officers to enter into a partnership agreement with DGL to 30 June 

2024. 

 

 

Recommendation 

That Council authorise officers to enter into a Partnership Agreement 

between Bass Coast Shire Council and Destination Gippsland to 30 June 

2024. 

 

Attachments 

There are no attachments for this report. 
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H.11 Award of Tender No. 22010 - Annual Supply of Stabilisation Works 

File No: CM22/426 

Division: Business Transformation 

Council Plan Strategic Objective: Leading for our Community 

Demonstrating leadership through 

good governance, transparency and 

accountability 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Summary 

This report presents the outcome of the tender evaluation for Tender No. 22010 

Annual Supply of Stabilisation Works. 

A panel, consisting of five Council officers was formed for the purpose of tender 

evaluation.   

The objective of the Panel was to assess the tender submissions against the selection 

criteria and identify a panel of preferred tenderers for the purpose of assisting the 

Council in reaching a tender award decision. 

The Panel concludes that the tenders submitted by Stabilised Pavement of Australia 

and Sure Constructions will satisfy the requirements of the works and will provide 

Council with best value for money.  

This report recommends Council to accept the tender submissions and award Tender 

No. 22010 - Annual Supply of Stabilisation Works to Stabilised Pavement of Australia 

and Sure Constructions to form a panel on Contractors for the Annual Supply of 

Stabilisation Works. 

This Report contains an attachment which is declared to be confidential under Section 

125 of the Local Government Act 2020 and in line with Council’s Tender and Contract 

Confidentiality Policy. 

Background and Context 

The current annual supply of stabilisation works contract expires on 30 September 

2022. To fulfil its current and future work commitments, Council intends to re-

establish an annual supply panel of approved contractors for stabilising works to assist 

its Infrastructure Teams with the undertaking of stabilising work throughout the Shire. 

The current contract was established as an annual supply panel for stabilisation works, 

to help Council with an extensive construction and maintenance program, which has 

increased from year to year. 

The Works the Contractors will be required to undertake as and when required 

include (but are not limited to): 
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a. supply all required personnel, plant, and other items to carry out routine 

maintenance patching (full service) including sealing in a responsive manner, as 

and when requested; or 

b. supply all required personnel, plant, and other items to carry out stabilisation 

of gravel as part of the road renewal upgrade program (partial service) when 

requested; or 

c. supply all required personnel, plant, and other items to carry out routine 

stabilisation of existing sealed road network as part of the road renewal 

upgrade program (full service) including sealing in a responsive manner, when 

requested 

Council will select the Contractor from the Panel most suited for the specific work 

assignment. Selection of the Contractor from the Panel shall be determined: 

a. on a job-by-job basis; and 

b. on the basis of achieving value for money for Council. 

The initial term of the new contract is 2 (two) years with an extension option for up 

to a maximum of 2 (two) in 1-year increments. 

Upon Council award decision and approval, any resulting contracts will be based on a 

Schedule of Rates with no guarantee of the value of purchase orders to be issued under 

the contracts. 

Strategic Basis 

Council Plan Strategic Objective: 

Leading for our Community - Demonstrating leadership through good governance, 

transparency and accountability 

Statutory Requirements/Codes/Standards/Policies 

The entire tender process, commencing with development of the tender documents, 

through to the invitation to tender, to evaluation of tenders received and culminating 

in the conclusion reached in this report, has been carried out in accordance with the 

provisions of: 

 The Victorian Local Government Procurement Best Practice Guidelines 

 Code of Tendering Australian Standard 4120-1994; 

 Bass Coast Shire Council’s Procurement Policy; and 

 Bass Coast Shire Council Policy - Tender & Contract Confidentiality 

Tender Process 

This Request for Tender was publicly advertised in accordance with the Local 

Government Act 2020. 

Tenders closed at 2pm on 22 June 2022 and Council received four conforming tender 

submissions.  

Evaluation Process 

The conforming tenders were assessed on the following evaluation criteria and 

weightings: 
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Table 1 – Evaluation Selection Criteria 

Criterion Weighting 

Mandatory 

Work Health Safety, Quality Assurance & Environmental Management  Pass / Fail 

Risk, Insurance & Registration   Pass / Fail  

Weighted 

Price 30% 

Benefit to Bass Coast Shire Local and Social Economy 10% 

Capacity (Proposed Plant and Equipment) 15% 

Previous Related Experience & Referees 20% 

Staff Resources (contractor, sub-contractors, suppliers, consultants, 

sub-consultants) 
15% 

Site Management – (Customer Service, Communication, Dealing with 

the Public, Traffic Management) 
10% 

 

An Evaluation Panel consisting of five Council Officers was formed.  The panel was 

chaired by Officers from the Procurement and Fleet Team who oversaw the process 

and did not score the tenders. 

Each tenderer passed the mandatory pass / fail selection criteria.  

For the tender submissions received, each Evaluation Panel member scored the 

criteria out of a maximum possible five points. Following the initial independent 

evaluation, the Panel met to discuss their independent scores and arrived at a 

consensus on final scores for each criterion. The scores were then multiplied by the 

relevant weighting to obtain final scores. 

The Panel assessed the technical worth of each tender against the specification 

requirements and the selection criteria, identified issues for further review, clarified 

issues with tenderers and sought additional information. 

The final weighted scores are set out in Table 2. 

Table 2 – Final Weighting Scores 

No. Name *Price         

Score % 

# Non Price 

Score % 

Overall Weighted 

Score % 

1 Tender A 25% 55% 80% 

2 Tender B 25% 45% 70% 

3 Tender C 6% 45% 51% 

4 Tender D 9% 37% 45% 

* The higher the price score – lower the tendered price. 

# The higher the non-price score – represents better capability and capacity to undertake the service.  

The two recommended Tenderers achieved the highest scores, submitted 

competitive Schedules of Rates, demonstrated their capacity, capability and relevant 

experience to provide the services required, and in accordance with the selection 

criteria present the best value to Council. 
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Due to the specialised nature of the works there were fewer potential tenderers to 

provide benefit to the Bass Coast Shire Economy.  

The Evaluation Panel concluded that a panel consisting of the two recommended 

Tenderers will meet the requirements of the works and services under this contract 

panel, ensure availability when required, and provide Council with best value for 

money. 

Tenders A and B presented the lowest cost conforming tenders, and in accordance 

with the selection criteria present the best value to Council. 

Contract Management  

Senior Capital Projects Engineer will act as Contract Superintendent for the contract 

and Capital Projects Officer will act as the Contract Superintendent's Representative.  

Authorisation of variations will be in accordance with the Procurement Delegations 

Frameworks adopted by Council on 16 March 2022. 

Contract Commencement:  01 October 2022  

Anticipated Contract Completion:  30 September 2024 

Extension options: up to a maximum of two years (2 x 1 year) 

Finances 

This annual supply panel contract is a multi-year arrangement and will be funded 

through various accounts across the Infrastructure Division. 

The proposed contract will be a schedule of rates contract with no guarantee of the 

value of quantity of work to be issued.   

An estimate for the first year of the contract is between $300,000.00 and $500,000.00 

(GST exclusive) over the proposed contract term (including extension options). This 

figure is based on the current spend and considers future Infrastructure delivery 

requirements for the Infrastructure Division. 

The total value of the contract is estimated to be $1.2 million to $2.0 million (GST 

exclusive), which includes extension options. This estimate is dependent on specific 

works requirements. 

Stakeholders 

The stakeholders for this tender include: 

 Bass Coast Shire Council 

 Landowners and Rate Payers  

 Residents of, and visitors to, Bass Coast Shire.  

Other Options  

1. Not award a contract at this time and re-tender for Annual Supply of 

Stabilisation Work.  It is unclear though that Council would receive any benefit 

in doing this and it would result in a twelve-week (minimum) delay in the re-

establishment of another panel.  
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2. Not award a contract at this time and discontinue the use of Annual Supply 

contracts for the Annual Supply of Stabilisation Work. This would result in 

Council not being able to utilise competitive pricing that is gained through the 

award of multi-year contracts, increased tendering and internal administrative 

requirements and extended timeframes for the delivery of works. 

Conclusion 

The Tender Evaluation Panel Report is attached. This Report concludes that the 

tenders submitted by the following two companies are recommended: 

 Stabilised Pavements of Australia Pty Ltd 

 Sure Constructions (VIC) Pty Ltd 

These tenders will provide Council with best value for money for the following 

reasons 

 They achieved the highest scores based on the method of evaluation; and   

 They have demonstrated they have the capacity, capability, and the relevant 
experience to undertake the works in accordance with the requirements of the 

specification. 

 

Recommendation 

That Council: 

1. Accept the tender from Stabilised Pavements of Australia and award 

Contract No 22010A Annual Supply of Stabilisation Works at the 

tendered Schedule of Rates for an initial contract term of 2 years 

with possible extension options up to a maximum of two years. 

2. Accept the tender from Sure Constructions (Vic) Pty Ltd and award 
Contract No 22010B Annual Supply of Stabilisation Works at the 

tendered Schedule of Rates for an initial contract term of 2 years 

with possible extension options up to a maximum of two years. 

3. Authorise the Chief Executive Officer to execute Contract No 

22010A Annual Supply of Stabilisation Works between Council and 

Stabilised Pavement of Australia Pty Ltd. 

4. Authorise the Chief Executive Officer to execute Contract No 

22010B Annual Supply of Stabilisation Works between Council and 

Sure Constructions (Vic) Pty Ltd. 

 
 

Attachments 

AT-1  CONFIDENTIAL - Tender Evaluation Report and Appendices 22010 8 Pages 
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H.12 Award of Tender No. 22015 - Cleaning of Council Buildings 

File No: CM22/425 

Division: Business Transformation 

Council Plan Strategic Objective: Leading for our Community 

Demonstrating leadership through 

good governance, transparency and 

accountability 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Summary 

The purpose of this report is to present the Tender Evaluation Panel outcomes for 

the Council Cleaning Tender and to recommend the award of Contract 22015 – 

Cleaning of Council Buildings to Peopleworks Cleaning Services Pty Ltd 

(Peopleworks). 

Procurement Australia (PA) undertook a public Tender No. 2508/0844 Defined 

Facilities Management Services & Products – Cleaning & Property as a collaborative 

arrangement on behalf of its participating Members located nationally.  Bass Coast 

Shire Council’s Property Services team provided locations and cleaning requirements 

for Shire buildings and sought quotations from respondents as part of the tender. 

The formation of a Tender Evaluation Panel was facilitated by Procurement Australia 

to review and score the submissions against evaluation criteria comprised of technical 

elements and price. Of the three submissions received for Bass Coast Shire Council’s 

specifications, Peopleworks achieved the highest overall score.   

This Report contains an attachment which is declared to be confidential under Section 

125 of the Local Government Act 2020 and in line with Council’s Tender and Contract 

Confidentiality Policy. 

Background and Context 

Council provides a range of services from a number of facilities and buildings 

throughout the Shire.  These locations are frequented by Councillors, Council staff, 

the public and visitors to the municipality.  It is therefore imperative that the 

presentation of these locations is of the highest standard, contributing to Council’s 

ability to provide high quality customer service. 

Council’s current cleaning contract will expire on 31 August 2022 and the decision 

was made to re-tender for a new cleaning service contract to cover requirements 

across various Shire buildings through a Procurement Australia collaborative 

arrangement. 
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Buildings to be included in the cleaning services contract are: 

Number Building Name Address 

1 Wonthaggi Civic Centre 76 McBride Avenue, Wonthaggi, VIC 3995 

2 Wonthaggi Union 

Community Arts Centre 

96 Graham Street, Wonthaggi, VIC 3995 

3 Wonthaggi Town Hall 14 Baillieu Street, Wonthaggi, VIC, 3995 

4 Wonthaggi Post Office Cnr McBride & Watt Street, Wonthaggi, 

VIC, 3995 

5 Wonthaggi Depot 1-3 Loughran Drive, Wonthaggi, VIC, 3995 

6 Wonthaggi Depot 7-9 Loughran Drive, Wonthaggi, VIC, 3995 

7 Inverloch Community Hub 16 A’Beckett Street, Inverloch, VIC, 3996 

8 Cowes Depot 105 Dunsmore Road, Cowes, VIC, 3922 

9 Newhaven Information 

Centre 

895 Phillip Island Tourist Road, 

Newhaven, VIC,  3925 

10 Grantville Rural Transaction 

Centre 

1504-1510 Bass Highway, Grantville, VIC, 

3984 

11 Centennial Centre 1 Bent Street, Wonthaggi, VIC, 3995 

12 Community Asset 

Committees x 1   

39A Gellibrand Street, Coronet Bay, VIC, 

3984 

13 Community Asset 

Committees x 2 

46 Smythe Street, Coronet Bay, VIC, 3984 

14 Grantville Landfill Office 1685 Bass Highway, Grantville, VIC, 3984 

 

Procurement Australia sought tenders from suitably qualified and experienced parties 

for the provision of cleaning services under the contract “Defined Facilities 

Management Services & Products – Cleaning & Property”. 

 

The initial term of the proposed contract is three years with the option for 2 

extensions of 1 year each at Council’s absolute discretion. 

Strategic Basis 

Council Plan Strategic Objective: 

Leading for our Community - Demonstrating leadership through good governance, 

transparency and accountability 

Statutory Requirements/Codes/Standards/Policies 

The entire tender process, commencing with development of the tender documents, 

through to the invitation to tender, evaluation of tenders received and culminating in 

the conclusion reached in this report, has been carried out in accordance with the 

provisions of: 

 The Victorian Local Government Procurement Best Practice Guidelines 

 Code of Tendering Australian Standard 4120-1994; 
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 Bass Coast Shire Council’s Procurement Policy; and 

 Bass Coast Shire Council Policy - Tender & Contract Confidentiality 

Tender Process 

This Tender was publicly advertised in accordance with the Local Government Act 

2020. 

A Site Inspection was conducted on Monday 11 April 2022, commencing at the 

Grantville Rural Transaction Centre. The session was conducted by Bass Coast Shire 
Council representatives and provided interested respondents an opportunity to 

inspect the facilities and ask questions in order to provide more accurate submissions. 

Tenders closed at 3pm on 27 April 2022 and Procurement Australia received three 

conforming tender submissions.  

Evaluation Process 

The conforming tenders were assessed on the following evaluation criteria and 

weightings: 

 

An Evaluation Panel was convened by Procurement Australia with each panel member 

scoring the criteria out of a maximum possible five points. The scores were then 

multiplied by the relevant weighting to obtain final scores. Each tenderer passed the 

mandatory selection criteria 

The Panel assessed the technical worth of each tender against the specification 

requirements and the selection criteria, identified issues for further review, clarified 

issues with tenderers and sought additional information. 
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The final weighted combined scores for Price and Technical Criteria are set out in 

Table 1. 

Table 1 – Final Weighting Scores 

No. 
Name 

*Price 

Score 

#Non-Price 

Score  
Total Score  

1 Peopleworks Cleaning 

Services Pty Ltd 

188 268.8 456.8 

2 Tender B 150.2 271.8 422.0 

3 Tender C 159.9 249.6 409.5 
* The higher the price score – lower the tendered price. 

# The higher the non-price score – represents better capability and capacity to undertake the service.  

 

Peopleworks Cleaning Services Pty Ltd presented the lowest cost conforming tender, 

scored the highest total combined score in accordance with the selection criteria and 

presents Council with the best value for money, some of which include:  

 This contract provides measurable social procurement outcomes to Council.  

Peopleworks source employees via local employment networks with a focus on 

providing opportunities for long term unemployed or disadvantaged individuals. 

 Peopleworks has demonstrated a commitment to environmental sustainability 

by developing and endorsing a strategic plan to lower their business emissions 

to 15% as their Stage 1 target and 0% emissions by 2027.  

 In addition to submitting the lowest price, additional financial benefits under 

this contract is a commitment by Peopleworks to fix their pricing for the first 2 

years of contract. In subsequent years contract price indexation will be based 

on 90% of the recommended National Wage Increase set by Fair Work 

Australia. 

References 

Council Officers did not consider it necessary to carry out reference checks as 

Peopleworks hold the current Bass Coast Shire Council cleaning contract and 

performance reports have indicated consistently high levels of service. 

Contract Management  

The Coordinator Buildings, Plant & Operational Support will act as Contract 

Superintendent for the contract and Team Leader Building and Facilities Maintenance  

will act as the Contract Superintendent's Representative.  Authorisation of variations 

will be in accordance with the Procurement Delegation Frameworks adopted by 

Council on 16 March 2022.  

Contract Commencement:  1st September 2022  

Anticipated Contract Completion:  31st August 2025 

Extension options: 2 x 1 Year 
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Finances 

The proposed contract is a lump sum contract containing a schedule of rates for 

additional cleaning requirements such as consumables, Covid touch point cleaning and 

community bookings.   

The lump sum value of the first 12 months of the contract is $142,123.35. 

The approved budget for the contract for the first 12 months is $392,000 (GST 

exclusive). 

 Peopleworks Cleaning Services Pty Ltd – Contract 22015 
5 Year Term 

(Ex. GST) 

Lump Sum Cleaning Services   $710,616.75  

Schedule of Rates - Estimated additional cleaning requirements 

Covid Touch Point Cleaning $490,000 

Consumables  $360,000 

Community Bookings, and Additional Service Cleans $399,383.25 

Total Contract Sum $1,960,000.00  

Stakeholders 

The stakeholders for this tender include: 

 Residents of Bass Coast Shire 

 Council Officers 

 Councillors 

 Users of the facilities and buildings 

 Visitors to the Shire 

Other Options 

1. Not award a contract at this time and re-tender for the Cleaning of Council 

Buildings. It is unclear though that Council would receive any benefit in doing 

this and it would delay the start of the project for at least twelve weeks. 

2. Award the contract to an alternative tenderer. However, as Peopleworks 

Cleaning Services Pty Ltd scored the highest in the evaluation process such a 

decision may not be consistent with the advertised evaluation criteria. 

Conclusion 

The Tender Evaluation Panel Report for Procurement Australia public Tender No. 

2508/0844 Defined Facilities Management Services & Products – Cleaning & Property 

is attached (AT-1). 

This report concludes that the tender submitted by Peopleworks Cleaning Services 

Pty Ltd will provide Council with best value for money for the following reasons 

 They achieved the highest overall scores with regard to price and technical 

criteria. 
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 The hours quoted for cleaning are considered to be realistic and appropriate 

 Internal references indicate that this supplier has performed well the service 

has been consistent.  

 

 

Recommendation 

That Council: 

1. Accept the tender from Peopleworks Cleaning Services Pty Ltd and 

award Contract No 22015 Cleaning of Council Buildings for the 

contract sum of $1,960,000 plus GST of $196,000, over the 3 year 

contract term and extension option of 2 x 1 years;   

2. Note that the contract sum comprises the lump sum for cleaning 

services ($710,617 plus GST) and provisional sums for schedule of 

rates items, consumables, Covid touch point cleaning and 

community bookings ($1,249,383); 

3. Authorise the Chief Executive Officer to execute Contract 22015 

between Council and Peopleworks Cleaning Services Pty Ltd. 

 
 

Attachments 

AT-

1  

CONFIDENTIAL - Procurement Australia Tender 2508-0844 Bass 

Coast Tender Evaluation Report 

17 

Pages 
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Statutory Reports 
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I Statutory Reports 

I.1 Informal Meeting of Councillors Records 

File No: CM22/302 

Division: Business Transformation 

Council Plan Strategic Objective: Leading for our Community 

Demonstrating leadership through 

good governance, transparency and 

accountability 

         
 

Summary 

The Bass Coast Shire Council Governance Rules 2020, requires all Informal Meetings of 

Councillors records to be reported at the next practicable Council Meeting and to be 

recorded in the minutes of that meeting. The purpose of this report is to meet this 

requirement. 

Introduction 

Chapter 6 of the Bass Coast Shire Council Governance Rules 2020 defines an Informal 

Meeting of Councillors as a meeting of Councillors that: 

1.1  is scheduled or planned for the purpose of discussing the business of 

Council  or briefing Councillors and contains three or more Councillors;  

1.2  is a meeting of a Council Committee that a Councillor is appointed to; 

1.3  is attended by at least one member of Council staff; and 

1.4  is not a Council meeting, Delegated Committee meeting or Community Asset 

 Committee meeting. 

the Chief Executive Officer must ensure that a summary of the matters discussed at 

the meeting are: 

(a) tabled at the next convenient Council meeting; and 

(b) recorded in the minutes of that Council meeting. 

Council Plan Strategic Objective: 

Leading for our Community - Demonstrating leadership through good governance, 

transparency and accountability 

Attached is a summary of the Informal Meeting of Councillors Records completed 

since the last Council Meeting. 

 
 

Recommendation 

That Council receive the attached Informal Meeting of Councillors 

records. 
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Attachments 

AT-

1  

Informal Meeting of Councillors Councillor Meeting Agenda Run 

Through 15 June 2022 

1 Page 

AT-

2  

Informal Meeting of Councillors Councillor Briefings 29 June 2022 2 

Pages 

AT-

3  

Informal Meeting of Councillors Councillor Briefings 6 July 2022 2 

Pages 

AT-

4  

Informal Meeting of Councillors Rural Engagement Group 21 June 2022 1 Page 

AT-

5  

Informal Meeting of Councillors Rural Engagement Group 22 March 

2022 

1 Page 

AT-

6  

Informal Meeting of Councillors Councillor Briefings 13 July 2022 2 

Pages 

AT-

7  

Informal Meeting of Councillors Councillor Meeting Agenda Run 

Through 20 July 2022 

1 Page 
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I.2 Planning and Building Statistics - June 2022 

File No: CM22/409 

Division: Place Making 

Council Plan Strategic Objective: Sustainable Development 

Prepare for growth while ensuring the 

intrinsic values and character of Bass 

Coast are retained. 

         
 

Summary 

PERMITS REFUSED: 

Nil. 

PERMITS ISSUED: 

Island Ward  

210455: Subdivision of land into two lots and creation of an easement located at 514 

Ventnor Beach Road, Ventnor. 

210459: Use and development of land for a restaurant in the Farming Zone, licensed 

premises, erect and display a floodlit business identification sign and 

alteration (intensification) of access to a Transport Zone Category 1 located 

at 776 Ventnor Road, Ventnor. 

210489: Three lot subdivision located at 35 Steele Street, Cowes. 

220061: Three lot subdivision in accordance with development permit 190040 located 

at 124 Church Street, Cowes. 

220103: Use of land for an indoor recreation facility (pilates studio) in a General 

Residential Zone (GRZ1) located at 55-67 Church Street, Cowes. 

220210: Construction of a double garage/shed in a Farming Zone (FZ1) and 

Environmental Significance Overlay (ESO1) located at 278 Watts Road, 

Ventnor. 

220221: Removal of a tree in a Vegetation Protection Overlay (VPO2) located at 1 

Beach Street, Cowes. 

Western Port Ward  

210081: Multi lot subdivision, consequential vegetation removal from Crown 

allotments 46 and 47 and the creation of an easement across Lot 2 located at 

Cuthbert Street & O’Connor Road, Corinella. 

210285: Use and development of the land for a dwelling (replacement) in FZ located 

at 1750 Dalyston-Glen Forbes Road, Glen Forbes. 

210430: Subdivision of land into two lots, creation of a restriction and removal of 

native vegetation located at 29 Anthonys Road, Wattle Bank. 

210466: Three lot subdivision located at 517 Lynnes Road, Wattle Bank. 
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210490: Development of land for single dwelling and outbuilding in a Significance 

Landscape Overlay (Schedule 1) and Environmental Significance Overlay 

(Schedule 4) located at 13 Mabilia Road, Kilcunda. 

220018: Use and development of land for a carnival equipment storage shed in the 

Farming Zone located at 270 McKenzie Road, Bass. 

220038: Buildings and works to construct a rabbit proof fence in the Public 

Conservation and Resource Zone (PCRZ) and associated vegetation removal 

located at Foreshore including Sunderland Bay and Cape Woolamai. 

220051: Two lot subdivision and removal of vegetation in Vegetation Protection 

Overlay (VPO2) located at 10 Hopetoun Crescent, Surf Beach. 

220063: Use and construction of a dwelling in a Farming Zone (FZ1) and Significant 

Landscape Overlay (SLO1) located at 51 Potters Hill Road, San Remo. 

220065: Boundary Realignment and Development of land for a dwelling and shed in an 

Erosion Management Overlay (EMO1) & Significant Landscape Overlay 

(SLO1) located at 16 Beacon Road, Woolamai. 

220094: Buildings and works associated with a dwelling above 7 metres in height in a 

Design and Development Overlay (DDO1) located at 44 Earlshall Drive, San 

Remo.  

220098: Construction of an outbuilding (shed) in a Significant Landscape Overlay 

(SLO1) located at 3120 Bass Highway, Anderson. 

220112: Buildings and works associated with a dwelling above 7 metres in height in a 

Design and Development Overlay, Schedule 1 (DDO1) located at 3 Paterson 

Drive, San Remo.  

220118: Buildings and works associated with a dwelling above 4.5 metres in height in 

a Design and Development Overlay (DDO2) located at 26 Lantana Road, 

Cape Woolamai. 

220119: Buildings and works associated with a dwelling above 4.5 metres in height in 

a Design and Development Overlay (DDO2) located at 24 Lantana Road, 

Cape Woolamai. 

220127: Two lot subdivision and creation of restriction located at 25 Daniels Road, 
Wattle Bank. 

220143: Buildings and works associated with a dwelling above7 meters in height in a 

Design and Development Overlay, Schedule 1 (DDO1) located at 2 Norling 

Way, San Remo.  

220175: Two lot subdivision located at 5 Lilian Court, Dalyston. 

220151: Development of land for a dwelling in a Significant Landscape Overlay (SLO1) 

located at Lot 2 PS701751 Nyora-St Helier Road, Woodleigh. 

220177: Buildings and works in a Public Use Zone (PUZ3) and Heritage Overlay 

(HO13) located at 2-4 Bass School Road, Bass. 

220179: Two lot subdivision located at 2 & 4 Clematis Road, Woolamai. 

220194: Two lot subdivision located at 80 Panorama Drive, Cape Woolamai. 

220202: Buildings and works in a Farming Zone (FZ1) located at 470 Densley Road, 

Woolamai. 
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220209: Construct or carry out works associated with a dwelling in a Farming Zone 

(FZ1) located at 9 Llewellyn Close, Corinella. 

220220: Construction of an out-building (shed) in a Farming Zone (FZ) located at 230 

Dwyer Road, Bass. 

Bunurong Ward  

200097: Use of the land for landscape gardening supplies, storage facility, display of 

signage, associated reduction in car parking requirement and building and 

works located at 113 White Road, Wonthaggi. 

210293: Subdivision of land to create 10 lots, removal of 1 tree in VPO3, and creation 

of restrictions located at 35 Sandy Mount Avenue, Inverloch. 

210508: Variation of a restrictive covenant PS624542H located at 15 Acacia Court, 

Inverloch. 

210519: Removal of native vegetation under Clause 52.17 located at CA 4 Sec 102 

Korumburra Road, Wonthaggi. 

220115: Two lot subdivision located at 81 Reed Crescent, Wonthaggi. 

220131: Two lot subdivision located at 8 Drysdale Street, Wonthaggi. 

220153: Two lot subdivision located at 42 Meanderri Drive, Inverloch. 

220161: Development of land for a dwelling in a Bushfire Management Overlay 

(BMO) & Environmental Significance Overlay (ESO4) located at 28 Silvereye 

Circuit, Wonthaggi. 

220197: Alterations and additions of an existing Men’s Shed in a Public Park and 

Recreation Zone (PPRZ1) located at 11-31 Reilly Street, Inverloch. 

220205: Demolition and replacement of an outbuilding associated with a dwelling and 

alteration or extension to a dwelling in a Heritage Overlay (HO186) located 

at 11 Broome Crescent, Wonthaggi. 

220241: Development of land for a dwelling in a Bushfire Management Overlay 

(BMO1) located at 42 Spray Street, Cape Paterson. 

 

PLANNING AND BUILDING ACTIVITY REPORT FOR JUNE 2022 

Statutory Planning  

This month 

(June) 

Last month  

 

Year to 

date 

(financial 

year) 

% of applications determined within statutory 

timeframe 68.6 74.4 64.8 

Average Gross Days (Responsible Authority 

determination) 118 152 158 

(new) Average Gross Days to final outcome 127 138 172 

Average Statutory Days (Responsible Authority) 36.23 48  

Number of live applications 197 215 - 
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Number of applications received for the month 43 47 603 

Number of Responsible Authority outcomes 63 53 642 

Municipal Building Services & Enforcement 
This month 

(June) 

Last 

month 

Year to 

date 

(financial 

year) 

Essential Safety Measure inspections 0 0 0 

Report and Consent applications  25 29 309 

POPE and Siting consents issued for temporary 

structures 1 0 10 

Complaints received requiring investigation  13 9 114 

New building enforcement cases 2 0 42 

Number of open building enforcement cases 31 25 n/a 

Building permits issued by Council 0 0 0 

 

Planning Enforcement 
This month 

(June) 

Last 

month 

Year to 

date 

(financial 

year) 

New Reports received for assessment 8 9 407 

Reports assessed and closed – no PE 1 1 - 

New complaint/case files opened 4 6 97 

Complaints/case files closed 7 11 421 

Current open complaints/case files 46 56 - 
 

STATUTORY PLANNING DEFINITION: 

Statutory days: In accordance with the Planning and Environment Act 1987, a Council is 

permitted 60 statutory days to determine a planning application.  The 60 statutory days 

includes weekends, public holidays and commences when the application is lodged.  The 

legislation allows for the 60-day statutory clock to be stopped (e.g., when further 

information is requested) and re-started in certain circumstances (when further 

information or amended plans are received). 
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Gross days: The total number of days to determine a planning application inclusive of 

weekends and public holidays. 

 

 
 

Recommendation 

That Council: 

1. Receives and notes the Planning Permits issued under delegation 

report for June 2022. 

 
2. Receives and notes the Planning and Building Activity Report for June 

2022. 

 

Attachments 

There are no attachments for this report. 
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I.3 Contracts Awarded Report 

File No: CM22/434 

Division: Business Transformation 

Council Plan Strategic Objective: Leading for our Community 

Demonstrating leadership through 

good governance, transparency and 

accountability 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Summary 

Contracts Awarded 

For the period from 1 June 2022 to 30 June 2022, the following contracts have been 

awarded under the Chief Executive Officer’s Instrument of Delegation. 

 
Contract 

No. 

Description Contractor Contract Sum 

22008 
Refinancing Interim Loan Facility of 

$11.737 Million 
Treasury Corporation of Victoria $318,659.55 

 

Contracts Extended  

For the period from 1 June 2022 to 30 June 2022, no Contracts were extended under 

the Procurement Delegation Framework. 

 

 

 

Recommendation 

That Council notes the above contracts were awarded in accordance with 

the Delegated Procurement Authority during June 2022. 

 

Attachments 

There are no attachments for this report. 
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I.4 Councillor Expenses for the Council Term - 9 November 2020 to 30 June 

2022 

File No: CM22/452 

Division: Business Transformation 

Council Plan Strategic Objective: Leading for our Community 

Demonstrating leadership through 

good governance, transparency and 

accountability 

         
 

Declaration 

The author has no direct or indirect interests in relation to this report. 

Summary 

The Local Government Act 2020 provides for the Mayor and Councillors to be paid an 

allowance and be provided with appropriate tools and support to enable them to 

properly fulfill their roles as Councillors. 

Background 

The Mayor and Councillors Expense Register includes: 

 Mayor and Councillor allowances 

 Conferences and professional development expenses 

 Information technology and telecommunication expenses 

 Travel expenses 

 Car mileage travel claims submitted by Councillors 

 Vehicle expenses 

 Carer expenses 

Strategic Basis 

The Provision of Resources to Councillors Policy prescribes the range of resources 

that must be provided to the Mayor and Councillors to enable them to effectively 

carry out their role.   

Council Plan Strategic Objective: 

Leading for our Community - Demonstrating leadership through good governance, 

transparency and accountability 

Governing Documents 

The statutory requirements and standards relevant to the provision of resources to 

Councillors include: 

 Sections 39, 40 and 41 of the Local Government Act 2020. 

 The provisions of the Council Support and Resources Policy.  
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Sustainability Implications 

There are no sustainability implications associated with this report. 

Finances 

Attachment 1 sets out details of Councillor Expenditure for the Council term 

between the dates 9 November 2020 to 30 June 2022.  

Attachment 2 sets out details of Councillor Expenditure for the 2021/22 financial 

year.  

Stakeholders 

Stakeholders include the ratepayers of the municipality and Council. 

 

 

Recommendation 

1. That Council receive the report on Councillor Expenditure for the 

Council term between 9 November 2020 and 30 June 2022. 

2. That council receive the report on Councillor Expenditure for financial 

year ended 30 June 2022. 

 

Attachments 

AT-1  Councillor Expenses FINAL Report 9 Nov 2020 to 30 Jun 2022 1 Page 

AT-2  Councillor Expenses FINAL Report 2022 Financial Year 1 Page 
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J Urgent Business 
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Mayoral Announcement Of Next Meeting Of Council 

 

The next Council Meeting will be held on 21 September 2022 in the Bass Coast Civic 

Centre Council Chamber, Baillieu Street East, Wonthaggi commencing at 1.00pm. 

 

 

 

That the meeting be closed to members of the public pursuant to Section 

66 of the Local Government Act 2020, to consider an item/s as they deal 

with: 

 (f) personal information, being information which if released would 

result in the unreasonable disclosure of information about any 

person or their personal affairs; 

  

 

 

 

 

 

Meeting adjourned 

That the meeting be adjourned  

 

 

Meeting resumed 

That the meeting be resumed 
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Items 

Closed to 

the Public 
 

Excerpt of Section 66 of the Local Government Act 2020. 

 (5) If a Council or delegated committee determines that a meeting is to be 

closed to the public to consider confidential information, the Council or 

delegated committee must record in the minutes of the meeting that are 

available for public inspection— 

 (a) the ground or grounds for determining to close the meeting to the 

public by reference to the grounds specified in the definition of 

confidential information in section 3(1); and 

 (b) an explanation of why the specified ground or grounds applied. 

  

confidential information means the following information— 

 (a) Council business information, being information that would 

prejudice the Council's position in commercial negotiations if 

prematurely released; 

 (b) security information, being information that if released is likely 

to endanger the security of Council property or the safety of 

any person; 

 (c) land use planning information, being information that if 

prematurely released is likely to encourage speculation in land 

values; 
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 (d) law enforcement information, being information which if 

released would be reasonably likely to prejudice the 
investigation into an alleged breach of the law or the fair trial or 

hearing of any person; 

 (e) legal privileged information, being information to which legal 

professional privilege or client legal privilege applies; 

 (f) personal information, being information which if released would 

result in the unreasonable disclosure of information about any 

person or their personal affairs; 

 (g) private commercial information, being information provided by a 

business, commercial or financial undertaking that— 

 (i) relates to trade secrets; or 

 (ii) if released, would unreasonably expose the business, 

commercial or financial undertaking to disadvantage; 

 (h) confidential meeting information, being the records of meetings 

closed to the public under section 66(2)(a); 

 (i) internal arbitration information, being information specified in 

section 145; 

 (j) Councillor Conduct Panel confidential information, being 

information specified in section 169; 

 (k) information prescribed by the regulations to be confidential 

information for the purposes of this definition; 

 (l) information that was confidential information for the purposes 

of section 77 of the Local Government Act 1989; 
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K Confirmation of Closed Minutes  

K.1 Closed Council Meeting held on 18 May 2022.  

 

 

Recommendation 

That the minutes of the Closed Council Meeting held on 18 May 2022 be 

confirmed. 
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L Reports Requiring Council Decision Closed to the Public 

L.1 Chief Executive Officer Employment Matters Committee 

It is recommended that the meeting be closed to members of the public pursuant 

to Section 66 (f) of the Local Government Act 2020, to consider this item as it 

deals with personal information, being information which if released would result 

in the unreasonable disclosure of information about any person or their personal 

affairs.  

 

 

 

 

 
 

 

 

 

 

 

 

Recommendation 

That the meeting be reopened to the public. 

 

 

 

 

 

 

Meeting closed 

That the meeting be closed 


